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Places for People continues to innovate and grow, intent on advancing our vision
to create successful places and enable people to reach their potential.

Foreword
In the 2014–15 financial year, our turnover rose to £550.6
million and we made a profit of £30.4 million. The Group
now owns or manages 140,882 properties and has assets
in excess of £3 billion.
We added to our group of companies to strengthen both
our placemaking capabilities and our position as one of
the UK’s leading property management, development and
regeneration organisations.
Against a changing political and economic landscape,
we have maintained our focus on successful placemaking
and will continue to do so.
The new Government is aiming to deliver on its pre-election
promises to support increased housebuilding. At Places
for People, we’ve been creating homes since 1965 and
are still forming creative partnerships and finding innovative
ways to develop high quality homes in attractive places,
whatever the political or economic environment.

Against a changing political and economic landscape,
we have maintained our focus on successful
placemaking and will continue to do so.
More collaboration. More homes
In 2014–15, we built or acquired 792 homes and started
developing a further 1,263. We were also selected by the
London Legacy Development Corporation to deliver another
1,500 homes at the Queen Elizabeth Olympic Park, in
partnership with Balfour Beatty.
This exciting new project will create a variety of homes
across a range of tenures in a vibrant development that
will have an excellent range of community facilities and
infrastructure, and will showcase our placemaking abilities
at their best.
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We believe in working collaboratively with other
organisations to leverage our skills and capacity to grow,
and to make a difference. We have a range of joint ventures
delivering new or regenerated places across the UK
including a major project with Schroder UK Property
Fund and Stanhope that will create 161 mixed tenure
units in the first phase of a new development at Ruskin
Square in Croydon.
We’re building on our existing partnership with Urban
Splash to expand our joint venture operations with them
in Sheffield and Bristol. By partnering with other forwardlooking organisations, we are increasing our capacity for
developing great places and transforming communities
in a sustainable and effective way.
New acquisitions. An end-to-end offer
This year saw the Group acquire three new businesses
to strengthen the range of products and services we can
offer our customers.
In October 2014, Girlings joined the Group bringing a wealth
of experience in retirement rental property and expanding
our presence in this growing market. Then, in November
2014, we realised a long-held ambition to add high quality
construction to our offering as Allenbuild joined us, with
a particularly strong presence in London and the South
East, accompanied a month later by the sustainable
development specialist, ZeroC, adding yet more expertise.
Now, from the initial procurement of sites, through
consultation, planning and development to long-term
management, Places for People is able to deliver a
comprehensive end-to-end service. This joined-up approach
sets us apart and we are seeing increasing demand for it.
Recognition and awards
It is our constant aim to improve on our previous best
in everything we do and, as in other years, this has been
acknowledged by our peers.

FOREWORD

David Cowans, Group Chief Executive, and Chris Phillips, Group Chairman

We were delighted when our market-leading work was
recognised at the 2014 RESI awards where we were named
Landlord of the Year. It’s the second time we’ve won this
award in three years and it’s a testament to the hard work,
dedication and commitment to outstanding customer
service shown by our colleagues across the business.
In 2014, Places for People Homes achieved Institute
of Customer ServiceMark Accreditation and an Investors
in People Gold Award, held only by the top 7% of
accredited organisations.
Places for People Leisure, which attracts around 28 million
visits a year, was named ‘Leisure Centre Operator of the Year’
for the third year in a row at the 2015 ukactive Flame awards.
These are just some of the awards we have won over the
year. You can read about the others later in this review.
Better neighbourhoods. More opportunities
We’ve also seen success in improving our neighbourhoods.
Over the years, we’ve developed an approach to identifying
issues at a local level, designing bespoke solutions and
tackling problems in a range of practical ways to make
improvements. Sometimes, this means improving the
physical infrastructure or facilities of a neighbourhood, but
often it’s about deploying economic development strategies
to tackle issues of unemployment or lack of opportunity.

home improvements for our customers. From small
changes, like putting up a new fence to transforming
green spaces in our communities, we are investing
to make sure that the places we manage are successful
and sustainable, both now and in the long term.
50 years of achievement
In 2015, Places for People celebrates 50 years in business.
During this time, we’ve evolved and grown to become a
multifaceted placemaking organisation, offering a unique
range of products and services to hundreds of thousands
of customers around the country.

From the initial procurement of sites, through
consultation, planning and development to
long-term management, Places for People is
able to deliver a full service, end-to-end offer.
Whether we’re providing support to people in their own
homes, finding a great property for someone to rent or buy
or breathing new life into urban areas, we are constantly
looking for ways to become more effective and achieve
greater value for money.
Our commitment to continuous improvement makes sure
that we stay ahead of the game, making the most of the
talents and dedication of our people and enabling them
to make a difference to the communities we serve.

In 2014–15, this neighbourhood investment helped start
71 new businesses, assisted 840 individuals into
employment and saw more than 2,400 people given learning
opportunities. As part of our Young People Strategy, we
have engaged with over 4,500 young people across 170
projects and helped over 970 young people sustain their
tenancies. And the Group’s ‘Neighbourhub’ was named
‘Product of the Year’ in 2014’s Housing Excellence Awards.

We would like to express our thanks for the excellent work
done by our colleagues, the contribution of all the board
members, the involvement of our customers and the
support of our many stakeholders and partners — all
of which ensure that Places for People continues to thrive.

At the same time, we‘ve continued investing in our homes,
replacing 1,126 kitchens and bathrooms, installing new
windows at 835 homes, and investing £79.3 million into

David Cowans, Group Chief Executive
Chris Phillips, Group Chairman
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About us
At Places for People, we are a leading property and leisure
management, development and regeneration company,
with 50 years of experience creating successful, sustainable
places. We own or manage more than 140,000 homes, run
113 leisure centres and with assets of more than £3 billion,
are one of the UK’s largest placemaking organisations.
With a long track record of successful development
and management, a reputation for delivering large-scale
regeneration and a supportive Group structure, our
capabilities give us an unrivalled ability to achieve our vision
of ensuring successful places and enabling people to reach
their potential.
Places for People operates in over 200 local authority areas,
providing services to over half a million people, and working
closely with local communities to help them meet their
aspirations and improve their quality of life.
As we extend our range of products and services, we are
always exploring new ways to meet the challenges of the
social and political environment we work in, while enhancing
the sustainability of our operations.
We are a not-for-dividend organisation with a strong social
purpose. We use commercial methods to deliver social
outcomes. We take commercial decisions and reinvest any
surplus we make back into the business.
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A snapshot of our business
We don’t just build houses, we create and manage places,
and the places we create stand out. We offer housing for
everyone, from affordable housing right through to outright
commercial sales, and all designed to meet people’s needs
and aspirations. We are not just about property, we provide
a range of products and services that help make places
work, from leisure services to financial products.
Our Group includes a family of specialist businesses, each
dedicated to offering the very best products and services
they can as part of our end-to-end offer. Of the 140,882
properties owned or managed by the Group, 138,884 are
managed by our Group companies and 1,998 are managed
by other providers. They are as follows:
Places for People Homes
Places for People Homes is the Group’s largest social
housing provider in England. It manages 38,772 properties.
Homes’ objective is to create and maintain sustainable
tenancies and attractive neighbourhoods, where people
actively choose to live and want to stay, long-term.
Cotman
Cotman is a well established East Anglian housing association,
providing homes with a wide range of tenures throughout
Cambridge, Essex, Norfolk and Suffolk. It manages 3,280
properties — one third of which is housing for older people
— and across the whole of its portfolio, it aims to deliver
an effective housing management service that supports the
principles of creating sustainable neighbourhoods through
customer retention.

ABOUT US

Castle Rock Edinvar
Castle Rock Edinvar is one of Scotland’s largest housing
associations, managing 8,234 properties across eight
different local authority areas. Together with its subsidiaries
Places for People Scotland and Places for People Scotland
Care & Support, it is a successful place management
business, working with the Scottish Government and the
City Council, to deliver 1,000 new homes for Edinburgh.

Places for People Leisure
Places for People Leisure is one of the UK’s leading and
award-winning local authority leisure management partners,
managing 113 public sector leisure facilities for 32 local
authorities and two community gyms. With 28 million visits
annually and 138,000 paying members, it employs 8,000
people; teaches 53,000 children a year to swim, and in
2014–15, trained 2,000 new lifeguards and 500 new first aiders,
and taught 1,000 people to use life-saving defibrillators.

Places for People Individual Support
Places for People Individual Support is our support specialist,
managing 4,126 properties and providing dedicated housing
and support services to over 6,500 people to help them live
independent lives. Focussing on enhancing health and
wellbeing, social connections, life and employability skills,
it works with older people, young people, young parents,
people with physical disabilities, mental health issues or
learning disabilities, women escaping domestic abuse and
people striving to overcome homelessness.

Residential Management Group (RMG)
RMG is one of the UK’s leading property management
companies, working in both the private and public sectors,
in leasehold and block management and also with developers
on new builds. Managing 62,856 units with more than 20,000
in its contractual pipeline, RMG delivers high quality, flexible
and cost effective services nationally, with a strong local
presence on the ground, and is committed to raising
standards in the property management industry.

Places for People Neighbourhoods
Places for People Neighbourhoods is a charitable company
supporting the long-term sustainability of the Group’s
neighbourhoods and building social value into all we do.
It drives our Neighbourhood Strategy for improving operational
and financial performance, and brings the Group together
geographically through Neighbourhood Planning and
thematically, with strategies for economic development,
financial inclusion, young people and green spaces.

Touchstone
Touchstone is a specialist private rent and tenancy
management company that supports landlords UK-wide
to help them strengthen the performance, management
and sustainability of their property portfolios. With 19,355
residential and commercial properties in management,
Touchstone sets high standards and works with institutional
and corporate investors, retailers and private landlords,
across a range of markets and tenure types.

Annual Review 2014 –15
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Places for People Developments
Places for People Developments provides development
expertise and services to member companies, joint venture
partners, external developers and investors. Delivering high
quality homes and neighbourhoods across a range of
different tenures, it aims to enhance the Group’s placemaking
impact; secure its investment in existing operations, such
as affordable housing, and contribute to its financial and
commercial effectiveness through new growth opportunities.

Places for People Financial Services
Places for People Financial Services gives people access
to responsible, equitable, and often life-changing financial
products and services, such as affordable loans, home
contents insurance and equity loans, and also manages
equity loan portfolios on behalf of other lenders. Its products
are designed for customers who may be financially excluded,
unable to borrow from banks and building societies, and who
otherwise may have to turn to payday lenders and loan sharks.

Allenbuild
Allenbuild is a traditional design and build contractor, currently
operating mainly in the South East and specialising in
delivering high quality, affordable housing through partnerships
in the public sector and with housing associations. Going
forward, it will become a constructor of choice, as well as
creating opportunities for joint ventures.

Places for People Green Services
Places for People Green Services was created in 2013 with
the aim of investing in innovative businesses, offering products
and services around the green agenda. These include
Matilda’s Planet, inventors of revolutionary home insulation
and radiant heating systems; Boxed Energy, suppliers of
one-stop, retrofit boiler systems to social and commercial
landlords; and, Viridian Solar, makers of photovoltaic and
thermal panels and a pioneering heat store called the POD.

ZeroC
ZeroC builds very high quality homes and is at the forefront
of sustainable development, creating inspirational new homes
that are inexpensive to live in, and respect the environment.
The business also has a particular expertise in delivering
new communities for significant landowners across the
UK — responsible organisations and people interested
in developing innovative, long-term schemes.
Girlings Retirement Rentals
Girlings Retirement Rentals is the UK market leader in
retirement rental properties, managing 2,261 homes in
more than 600 developments across the UK. Girlings’ big
differentiating factor in the majority of its properties is the
offer of long-term Assured Tenancies, which give security and
peace of mind to older people — aged 55 or over — for the
mutual benefit of its customers, its many client landlords,
and the dedicated staff who deliver its services.
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Places for People Energy
Places for People Energy was established in 2014 as an
energy supplier to both the domestic and the industrial and
commercial markets, with the aim of providing cost effective
energy and a better service to the Group’s sites and
businesses, employees and customers. Its supplier
registration process is now underway and it is developing
systems to enable it to give customers access to the
Group’s buying power and major savings against the tariffs
offered by the ‘Big Six’ suppliers.
Places for People Capital Markets
Places for People Capital Markets is a commercial
company that raises finance for the Group and its
subsidiary undertakings.

ABOUT US

INTEGRATED
PROPERTY AND
RESIDENTIAL
MANAGEMENT
SERVICES

Some recent awards
Property Week’s RESI Awards: Landlord of the Year 2014

ukactive Flame Awards: Leisure Centre Operator of the Year (2014 & 2015), Leisure Centre of the Year Multi-Use (2014 & 2015)
Housing Excellence: Product of the Year, Best Tenant Care Programme
Homes for Scotland: Best Partnership in Affordable Delivery

Scottish Home Awards: Affordable Housing Development of the Year
Best Business Awards: Best Employer, Best Housing Association
Women in Housing: Best Community Project

Social Landlords Crime and Nuisance Group Awards: Best Youth Intervention Project
Chartered Institute of Housing Conference and Exhibition: Best Use of Technology

Annual Review 2014 –15
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Our approach
The approach we take at Places for People goes much further
than simply bricks and mortar. We look at what an area needs
to be able to thrive — whether it’s new schools, leisure
facilities or shops, job opportunities, access to learning and
training or specialist support services — and then we deliver
them. Our business is about creating sustainable homes
and communities, with green spaces and a complete
infrastructure, where people can enjoy living for the long term.

Our collaborative reach
As a consequence of our strategy, Places for People takes
the lead on major regeneration schemes and neighbourhood
renewal projects, and provides homes across a spectrum
of tenures, including affordable rent, shared ownership,
market rent and owner occupation, as well as specialist
accommodation for older people and others requiring
individual support.

Making a positive difference
Our commercial success enables us to make a profit which,
in turn, means that we make an even bigger difference to
our communities. We use our profit to give people a helping
hand to reach their potential and to invest in the lasting
success of the places we make. We are also playing our
part in tackling the UK’s housing shortage, and ultimately,
everything we stand for and everything we do is aimed at
enriching lives and giving back to society.

We manage leisure centres, provide financial services,
tenancy management services, facilities management
and more. And our experience of acquiring land, planning,
developing and managing places, means that we are
uniquely able to provide the end-to-end service we talk
about to a wide range of investors and local authorities.

Over the last two decades, Places for People has sought
to break the mould of the traditional housing association
and change forever the way places are built and managed.
Our ambitious strategy seeks to widen housing access,
meeting demand and enabling customers to achieve their
aspirations. These priorities have driven the Group to
broaden its offer and find innovative ways of doing things,
so it can operate successfully without relying on the
diminishing government grant.

We are, above all, a placemaking business and believe in
working collaboratively with other organisations to make the
most of our skills and continue to grow, because by working
together with other forward-looking organisations, we
are able to develop more great places and transform
communities in an effective and sustainable way.
Our commitment to efficiency
Efficiency is intrinsic to our ability to realise our vision.
So we are always looking for improvement and manage our
resources to add value and provide cost-effective, quality
services to customers. At the same time, we’re exploring
new sources of income to invest in new neighbourhoods
and enhance the products and services available in our
existing neighbourhoods.
To drive continuous improvement and maximise the efficiency
and quality of our services for customers, we have rigorous
business planning and performance monitoring systems in
place, and continually undertake detailed work to establish
the most efficient ways of delivering services, all focussed
on value for money outcomes.
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OUR APPROACH

Our commitment to homes for all
One of Places for People’s central aims is to provide a
range of tenure options to meet the needs and aspirations
of our customers at different stages of their lives. This
is summarised in the graphic shown below. We try to offer
a place for everyone, from student accommodation for those
in full-time education to specialist housing and tailored
support packages for older people. The idea being to
provide for movement between these many different tenures
to accommodate changing needs.

With experience of the whole property development
and management process, we are well placed to help
investors and other organisations get the best from their
property aspirations, and the range of in-house expertise
we can offer covers everything from residential, block and
leasehold management to commercial, retail, leisure and
mixed-use portfolios.

Our range of tenure options
LIFE STAGE

20s

Circumstances

Young person/student

First-time buyer

50s
Expanding family

60s
Empty nester

70s

80s

Down-sizer

In need of support

Domiciliary care

Assistive technology

An opportunity to move to reduce rent
Rent & Save scheme
Reduce rent at 60 – 80% of market value
20 – 40% interest-free equity loan

Those unable to buy
a suitable home
without help
Those able to
buy outright

40s

Renting to owning scheme for our customers of five years good standing

Social tenants
and those on
the housing list
Those unable to
buy or rent

30s

Buy more equity in installments as low as 1%

100% Home ownership

Those who get into
financial difficulty

Sell equity or move to reduce rent (perhaps in another property)

Those who want
to rent

Market
rent (including retirement and student accommodation) with better tenure and more responsibility
nn

Related products

Saving scheme

Personal loans

Leisure facilities

Lock up and leave

EXCELLENT LONG-TERM PLACE MANAGEMENT

Annual Review 2014 –15
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Integrated solutions
At Places for People we have successfully grown our
business and the companies that we have acquired over the
last three years have helped us to develop our full service,
end-to-end capability, which is currently unique in the UK
property development and management market.
As interest in this unified solution has grown we have
strengthened our market position through further targeted
acquisitions, joint ventures and strategic relationships —
growing our capacity still further, along with additional access
to funding and opportunities for growth. This year we have
added housebuilding and construction to our offer and
acquired a strong position in the retirement market, which
shows immense demand and growth potential.

OUR SPIRIT VALUES

Sharing successful services
The Group is supported in its end-to-end offer by a national
infrastructure and central service functions that include
property maintenance, capital lifecycle management, IT and
reporting, procurement and customer service centres.
These serve all Group companies, as well as external
providers throughout England and Scotland, and the Group
is structured to enable specialist areas to thrive in their own
sector, while taking advantage of synergies, shared skills
and support services from across the whole business.
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Your partner in successful places
We work in partnership with many different organisations
to deliver successful, high-quality places, which are
environmentally, economically and socially sustainable.
The range and reach of our end-to-end offer positions
us as a unique placemaking partner, particularly for local
authorities seeking to grow, manage and regenerate their
neighbourhoods. Our offer combined with our strong
financial position delivers services and funds from a
‘one-stop shop’, greatly reducing the complexity and risk
of the relationship.
Whether investors or partner organisations are looking
to create a new place, source a portfolio, get the most
from their existing portfolio or require expert property
management, Places for People can support their needs.
We recognise that every development and investment has
different goals, so we offer a tailored solution to meet the
requirements of our many different types of customers
and in the event of housing market volatility, we are well
positioned to change the tenure of new housing to private
rent to protect revenues for institutional funders.
Places for People has the structure and expertise to work
with its partners through every step of the process, from
finding and securing land, through development and into
sale and management, thus maximising investors’ returns.
No other organisation in the UK can deliver this level of
end-to-end service, and as a not-for-dividend organisation,
we can also help our investors and partners achieve their
social and community objectives, too.

INTEGRATED SOLUTIONS

Investor

Investor

• Establish investment structure
• Source institutional capital

• Commit to fund development

Places for People

Places for People

• Acquire or provide suitable sites
• Ensure planning obtained

Site sourcing

Create value

Annual Review 2014 –15

Investor

• Procure and manage
construction

lop
Deve

• Investment and fund
management

Places for People
• Property management

t
men

Manage value

Management

Realise value
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OUR SPIRIT VALUES

Our SPIRIT values help to define what we stand for. To support and engage our staff
to achieve our vision, we use our SPIRIT values. To continue our success, we expect
all our staff to behave in a way that reinforces these values.

Our SPIRIT values
SPIRIT stands for:

S

SUPPORT
Recognises when and how customers and colleagues
need help and offers help. Works with others, removes
barriers and resolves issues. Listens.

P

POSITIVE
Focuses on what ‘I CAN DO’ for customers and colleagues.
Identifies options, alternatives and solutions.

I

INTEGRITY
Delivers on promises and ensures actions are in line with
words. Is open and honest about the reality of situations,
providing information and explanation.

R
I
T

Annual Review 2014 –15

RESPECT
Treats people fairly, values individual differences
and appreciates their contributions.
INNOVATIVE
Open to new ideas and not constrained by the way things
have been done in the past. Is prepared to try things and
learn from experience.
TOGETHER
Recognises value in working with others, both within
a team and across the organisation. Believes more
can be achieved by working effectively together.
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Corporate responsibility
Places for People is a business with a social as well as
a commercial purpose and corporate responsibility remains
at the heart of what we do.
We make a profit, but we invest all our profit back into the
business, so we can sustain a wide range of activities that
make a difference to people’s lives. We believe in responsible
business and work hard to integrate responsible business
principles into everything we do.
Our Board is responsible for developing and delivering the
Group’s corporate responsibility strategy and the Board
reviews the strategy.
Our corporate responsibility strategy has four strands:
neighbourhoods, people, society and environment.

Neighbourhoods
The Group’s
neighbourhoods are
successful and sustainable
in the long term and
customers are able to
reach their potential.

People
We develop the
potential of our people
and customers in
a diverse society.

Society
We work with others
to create a fair society
and sustainable
communities.

Environment
We reduce our
environmental impacts.
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CORPORATE RESPONSIBILITY

Engaging key stakeholders
Places for People also actively engages with all its
stakeholders, including our customers, employees,
contractors and suppliers, and local and national Government.
The wellbeing of customers is core to everything we do.
We’ve been building homes for them since 1965, and today
we continue to create award-winning developments. Our
national customer conference and local engagement events
enable our customers to interact, network, share learning
and directly influence our future priorities.
Similarly, we recognise that we need to work with and invest
in our people to make sure they can flourish and deliver the
best possible service to our customers and communities.
We survey our staff regularly, conduct follow-up focus groups
and implement improvement plans with staff across the Group.
We have worked hard, too, to make our suppliers’ experience
of working with us as easy and straightforward as possible, and
in return, we expect them to make a difference where they
can, for instance, by reducing their impact on the environment,
delivering community activities and employing apprentices.

Measuring, managing and reporting
Over the last few years, we have significantly improved our
approach to measuring and managing our environmental
impact and performance. Our energy use, waste, CO2
emissions and costs are now measured on an annual basis,
and our achieving of ISO14001 certification in 2010 has
greatly helped us to better understand and address the
environmental impacts of our business activities.
In the year 2014–15, we’ve also been developing better ways
of capturing and reporting on the social value impact of our
Sustainable Procurement Strategy, and further information
about this can be found in Neighbourhoods section of this
review (see page 28).
Guided by our values, we will continue to embed the
significance of corporate responsibility across the Places
for People Group for the benefit of everyone who lives
in our neighbourhoods and works for and with us, always
aiming to help create a fairer society, more sustainable
communities and greater respect for the environment.

At both a national and local level, we have an active influencing
programme and work with the Government and member
organisations, such as the British Property Federation,
the Home Builders Federation, London First, the National
Housing Federation, and the Town and County Planning
Association, to influence the development of policy.
And we work closely with the Department for Work and
Pensions on issues relating to the implementation of recent
welfare reforms, particularly the roll out of Universal Credit.

Annual Review 2014 –15
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We work across the United Kingdom, with a particularly strong presence in England
and Scotland. Our knowledge of national and regional differences in demographic and
social trends, as well as economic, political, and wider policy changes enables us to
create and sustain successful places and ensure the future success of the business.

Where we operate
We own and manage homes throughout the United Kingdom, operating in over 200 local authority areas.
Our current major developments include:
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1/ Park Hill, Sheffield p26

2/ Smith’s Dock, North Tyneside p25

3/ Brooklands, Milton Keynes p24

4/ Hinckley Leisure Centre p64

5/ Ruskin Square, Croydon p24

6/ Dove Lane, Bristol

7/ Urban Eden, Edinburgh

8/ Wyre Forest Leisure Centre p64

9/ Tattenhall Retirement Village p61

10/ Queen Elizabeth Olympic Park,
East London p24

11/ Warwick Retirement Village p61

WHERE WE OPERATE

140,882
Homes

7

2

1

9

4
8

11
3
10

6

5

Density of homes owned or managed:
High
Medium
Low
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Vita consists of 161 apartments, a
development by Places for People.
VITA, RUSKIN SQUARE, CROYDON

1

ANNUAL REVIEW:
A YEAR OF
CONTINUED SUCCESS
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East Wick and Sweetwater, London

Smith’s Dock, North Tyneside

Park Hill, Sheffield
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Marlborough Park, Swindon

PLACEMAKING

Placemaking
At Places for People, our vision to ensure successful places
and enable people to reach their potential informs everything
we do. To this end, we don’t just build houses, we create
and manage places, and the places we make stand the test
of time, because with 50 years’ experience in placemaking,
we know what makes communities thrive.
We measure our success by the quality of the places we
develop, the quality of life and life chances that they promote,
our commitment to long-term management and care, and the
sheer range of things we have the capability and capacity to do.

We measure our success on the quality of the places
we develop, and the quality of life and life chances
that they promote.
We are champions of providing a range of tenure options to
meet the housing needs and aspirations of our customers at
different stages of life, and our flexible tenure models put us
in a good position to help the increasing numbers of people
economically locked out of home ownership to access a home.

50

Partners and collaborators
Our placemaking approach has always been based on
working in partnership and our track record makes us
an ideal partner for those seeking to invest in large scale,
infrastructure-led, strategically located developments.
The Group’s ability to acquire sites, achieve viable planning
consents, manage all aspects of development, and provide
ongoing property management means that we are able to take
advantage of some of the best opportunities in the market.
We are a collaborative business and take a collaborative
approach, strengthening our placemaking capabilities through
strategic partnerships and joint ventures with both the public
and private sectors.
These help us grow our capacity to create and manage
aspirational homes and inspirational places. By selecting
the right partners with the right skills, experience and
knowledge, we are able to deliver complex developments
and make them successful.
Some examples of our placemaking work
What follows are some characteristic examples of the
way Places for People’s placemaking works. Some are
developments conceived and driven by Places for People,
others reflect interesting and significant partnerships and
joint ventures.
All are very different and individual — there is no such thing
as a typical Places for People development — but what
they all have in common is that they are innovative
and ideas-based, of very high quality, are people-centred,
and of substantial social and economic value to the
communities they serve.

Years’ experience
in placemaking
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East Wick and Sweetwater, Queen Elizabeth
Olympic Park
In November 2014, in a joint venture with Balfour Beatty
Investments, Places for People was delighted to be
awarded the contract by the London Legacy Development
Corporation (LLDC) to develop 1,500 new homes at the
Queen Elizabeth Olympic Park in east London.
The development will be delivered in seven phases over
eight years and will be carefully integrated with the diverse
communities that surround the park, in particular Hackney
Wick and Fish Island.
The joint venture will design, finance, build and manage
the new development in a 20-year Development Agreement
with LLDC. The homes will be split equally between outright
sale, market rent and affordable housing. The development
will also deliver new retail, commercial and community
facilities, as well as key infrastructure in the Olympic Park.

1,500

New homes at Olympic Park
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Brooklands, Milton Keynes
2014–15 saw progress at our flagship development at
Brooklands, Milton Keynes. This is a 360 acre greenfield
site adjoining the M1, which showcases the very best
of our placemaking approach.
Over 15 years, the £500 million development will deliver
2,500 new mixed tenure homes, as well as three new
schools, a hotel, commercial space, 100 acres of parkland,
along with new roads, a busway and primary infrastructure.
Places for People owns the land and during the year, we
continued building our own phases of housing development
and infrastructure, including roads, utilities and open
spaces. We also started work on the second primary school.
The remaining 2,000 homes are now starting to be delivered
through a joint venture with Barratt David Wilson.
Brooklands is an award-winning development, delivering
high quality homes, flexibility of tenure, a high quality external
environment, with site-wide fibre optic communications, and
the provision of long-term management and stewardship. It is
a single-site snapshot of what Places for People does best.
Ruskin Square, Croydon
A good example of how we approach placemaking is our
collaboration with global asset managers, Schroders, and
the major UK-based developer, Stanhope, which has enabled
us to create the Vita development in Ruskin Square, Croydon.
Vita has an imposing 22-storey tower, with spectacular
views over countryside and down towards the south coast,
a superb roof garden and attractively designed private
communal space at ground level, and will house 161 new
mixed tenure homes.
This is the first phase of a major mixed use development
adjacent to East Croydon Station and just 15 minutes from
the centre of London, and will make a major contribution
to the borough’s transformational regeneration.

Placemaking

PLACEMAKING

£500m
Flagship development at
Brooklands, Milton Keynes

Urban Splash joint ventures
Urban Splash is one of the UK’s most creative and innovative
regeneration companies, sharing a belief in creating special
places with Places for People. Together we have formed
a joint venture vehicle which is progressing a number of key
regeneration opportunities.
Smith’s Dock, North Tyneside
Smith’s Dock is a striking 20 acre site that is part of North
Tyneside’s rich shipbuilding history, with stunning views
towards the North Sea, bounded to the east by the River
Tyne, within walking distance of the town centre, and
connections to Newcastle and the North East coast.
Acquired by Places for People in 2007, we have completed
full remediation and infrastructure to prepare the site for
development. This included infilling a number of the original
docks, while retaining the site’s heritage.

Created in consultation with local residents, stakeholders,
North Tyneside Council and the Commission for Architecture
and the Built Environment (CABE), Smith’s Dock has been
designed around six key principles.
These include connectivity with surrounding communities,
the river and the docks; rich public spaces, including a
promenade and cycle path along the river’s edge; creating
a sheltered microclimate; maximising views; using the
topography to create pedestrian routes and streetscapes, and
dividing the space into five characterful ‘neighbourhoods’
that will add to the quality of the place.
As well as complementing other developments and
destinations along the river and in the town centre, Smith’s
Dock will also bring jobs and apprenticeships to the area,
and give back life and meaning to a place that was once
at the heart of the community.

Now working with Urban Splash, we have a masterplan
in place to bring this historic shipyard back to life and have
received reserved matters consent for the first phase of new
homes, called ‘The Plateau’, where we plan to introduce a new
concept in volumetric housing, starting on site during 2015.

Smith’s Dock will also add jobs and apprenticeships
to the area, and give back life and meaning to a
place that was once at the heart of the community.
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Park Hill, Sheffield
The Grade II listed Park Hill is the largest listed structure
in Europe, and with its 998 flats and ‘streets in the sky’
overlooking Sheffield city centre, was an emblem for social
change in the 1960s. Now after falling into disrepair, it is
enjoying a second life, transforming a once tired and disliked
building for a new generation of city dwellers.
The successful redevelopment was kick-started by Urban
Splash with partners Sheffield City Council, the Homes and
Communities Agency (HCA), and Yorkshire Forward, working
closely with English Heritage and others, to preserve vital
architectural features, while creating light, airy homes and
quality public spaces, making the most of the views over
Sheffield and the Peak District, and improving connectivity
with the city.
Following the delivery of the superstructure works and first
phase, the Grade II listed building was acquired by our joint
venture and we are now completing the next phase of
development. 26 of the 182 apartments in this phase were
completed with the remainder due for completion in 2016,
along with over 4,000 square metres of commercial space
set in brand new and attractive landscaping.
Lakeshore, Bristol
Lakeshore is a unique development of eco-homes, offering
studios and one and two bedroomed apartments, overlooking
its own lake. The Grade II listed building, formerly the home
of Imperial Tobacco, is on a 10 acre site, with beautiful
landscaped gardens, allotments and nature trails.
Following our acquisition of properties in the first phase
of Lakeshore, we have now acquired the balance of the
site through our joint venture with Urban Splash and are
progressing the planning and procurement of the next
phase of redevelopment.
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Gilston Park Estate
During 2014–15, we have continued to promote Gilston Park
Estate, our major strategic landholding to the north of Harlow,
through the East Hertfordshire and Harlow District Plan
processes. Our masterplan proposals for this expansive
2,500 acre site can provide up to 10,000 new homes with
all the supporting infrastructure and facilities, including roads,
schools, healthcare and leisure.
Our vision is for a ‘necklace’ of villages around the historic
Gilston Park, to create new places that feel like they belong.
This major investment would bring over £450 million of
infrastructure investment by the Group into the area, and help
drive sustainable economic growth and the regeneration
of the neighbouring area in Harlow.

Placemaking
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23,282
Market rent homes in management

Market rent developments and acquisitions
Places for People has been investing and developing in the
private rented sector since 1999, and since then has built
a significant portfolio across England and Scotland, which
makes it one of the largest private, as well as social, landlords
in the country.
There are 4 million households in England who now class
the private rented sector as home, an increase of 1.6 million
since 2005 and more people now live in market rented homes
than social housing.
With increasing demand and political support for high-quality,
well-managed market rent homes, the Group continues to
lead the way as both a landlord and through its subsidiary,
Touchstone (see page 49), a specialist residential property
manager. We have also strengthened our presence in the
growing retirement rental market through the acquisition
of specialist manager, Girlings (see page 60).
We now own or manage 23,282 market rent homes across
the UK, and during the past year, have further strengthened
our market rent portfolio with the development and acquisition
of a further 306 properties.

Attracting new investors
Another key area of focus was the continued growth of our
portfolio through operating leases with investors, and we have
worked closely with private and public sector partners to look
at new ways to support institutional investment into the sector.

We are a collaborative business and by selecting
the right partners with the right skills, experience
and knowledge, we are able to deliver complex
developments and make them successful.
We have entered into a ground-breaking operating lease
structure with Greater Manchester Pension Fund and
Manchester Council, for the long-term management and
maintenance of market rented family homes on five key sites.
The first homes developed through the Manchester Housing
Investment Fund were handed over for management during
the year and experienced a high demand. We are planning
to roll this management model out to other investors, and
as one of the UK’s leading market rent landlords, we are
well placed to attract further new investors into the sector.

Our focus during the year has been on improving the
performance of our portfolio, and we have seen an increase
in demand for homes (even as the mortgage market has
eased), an increase in the length of tenancies, and reduced
void periods before reletting vacant homes.
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Neighbourhoods
Through neighbourhood investment, nationwide initiatives
and innovative local projects, Places for People is able
to bring added value to communities, focussing on the
long-term sustainability of the neighbourhoods we manage.
Using our award-winning neighbourhood assessment and
planning approach, we are able to target resources effectively
and deliver the changes neighbourhoods need to thrive.
These may include creating successful places through
improved neighbourhood management; investment in
improving homes, such as new kitchens, windows, insulation
and heating systems; helping create access to jobs and
training; providing opportunities and support for young
people, and developing strategies around the environment
and green spaces.
We have created a range of tools that underpin our ability to
deliver successful neighbourhoods, and our Neighbourhood
Strategy, has helped us reduce tenancy turnover, arrears,
void losses and repair costs, while increasing both profitability
and customer satisfaction.
During 2014–15, we invested £79.3 million in our properties
in repair and maintenance, and improvements to over
3,200 homes.
In the same period, £8 million of our expenditure had
a direct effect in creating social value which, using the
Housing Associations’ Charitable Trust’s (HACT) Social
Value Bank methodology, we estimate delivered a social
return on investment of £84 million.

Annual Review 2014 –15

Places for People Neighbourhoods
Places for People Neighbourhoods is a charitable company
established and specifically tasked to support the long-term
sustainability of the Group’s neighbourhoods and build social
value into everything we do.

We are creating successful places through improved
management, investing in homes, helping create
access to jobs and training, supporting young
people, and enhancing the use of green spaces.
It is responsible for driving our Neighbourhood Strategy
to improve both operational and financial performance,
and for bringing the Group together geographically through
processes like Neighbourhood Planning or thematically
through specific strategies. These include economic
development, financial inclusion, and the young people
and green spaces strategies.
It is also tasked with generating significant external income
from organisations such as the Big Lottery Fund or European
funding to meet Group objectives; developing new
approaches, products and services to support Group
or individual company priorities; delivering solutions for the
Group’s most challenging stock, and creating mechanisms
for measuring our impact through social return on investment
(SROI) models.
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Neighbourhoods

£79.3m
Invested in our homes

Our Neighbourhood Strategy
Our Neighbourhood Strategy categorises our stock into 700
clearly defined neighbourhoods, informed by local knowledge,
Geographical Information System (GIS) mapping, asset
management and operational data.

Award-winning and positive
The impact of this neighbourhood methodology has been
huge, substantially improving financial and operational
performance, improving stakeholder perceptions, and turning
‘problem’ neighbourhoods into sustainable communities.

This is managed automatically by our purpose-designed
dashboard using market-leading software which monitors
and compares financial and management performance
data, including turnover, arrears, void and repair costs
for each neighbourhood over a three-year period.

96.5% of our neighbourhoods are now banded Green; only
3.5% Amber, with 16 Neighbourhood Plans operational, and
0% are Red.

Neighbourhoods are then assessed annually against a small
group of key performance indicators (KPIs) and banded
Green, Amber or Red according to their performance.
Neighbourhood Planning is used to identify and address
issues in Amber neighbourhoods and Option Appraisals
are applied to Red neighbourhoods to analyse options,
such as rationalisation, disposal or investment.

Places for People Neighbourhoods is specifically
tasked to support the long-term sustainability of
the Group’s neighbourhoods in a variety of innovative
and creative ways.
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Neighbourhub, the product name for our neighbourhood
strategy methodology, has now been sold as a uniquely
effective working tool to a number of other housing providers,
with more sales in the pipeline. It has also won the Housing
Excellence Awards ‘Product of the Year’ in 2014.
Funding and strategic initiatives
In 2014–15, Places for People Neighbourhoods secured
£976,500 of external funding and trained 49 members
of staff to access external funding opportunities.
Contributing to the Group’s Economic Development Strategy,
it helped 872 people into employment, 2,520 people into
learning and training, and as part of our Young People
Strategy, engaged with more than 4,500 young people
across 170 different projects, helping over 970 sustain
their tenancies.

Neighbourhoods

NEIGHBOURHOODS

Successful neighbourhoods. Locally grown
Successful neighbourhoods need to be part of a thriving
local economy, and so promoting local enterprise is very
important to Places for People.
Our Locally Grown project has led to the creation of 104 new
businesses and social enterprises, as well as supporting 261
existing local businesses towards long-term sustainability.
The Group’s Economic Development Strategy underpins
our community investment approach and identifies a range
of practical steps that we can take to increase the economic
prosperity of our customers and our neighbourhoods.
Key to this is improving customers’ life chances through
promoting access to employment and learning. We deliver
a range of targeted interventions across our neighbourhoods,
and to cite just one example, during 2014–15, we continued
delivering a partnership in Leeds which provides employability
and training advice and guidance to local people.

Green spaces
Our five-year, £60 million, Big Lottery-funded Green Spaces
Strategy, has already regenerated over 80 acres to create
award-winning green spaces, play facilities and community
food growing projects in over 60 neighbourhoods.
It has also mapped seven million square metres of green
space assets and delivered a wide range of initiatives to
increase involvement and create opportunities for people
to develop skills and experience to help them move towards
employment.
The focus for 2014–15 was to capture the learning so far,
undertake a mid-term review, re-launch the green spaces
website, using innovative online communications to promote
learning, community involvement, case study building,
fundraising workshops and more.
A Customer Involvement Week in 54 neighbourhoods
involved over 800 customers and more than 400 staff
in a whole range of green space activities, and the team
was able to create a national priority list of 90 potential new
spaces, mapped to possible funding sources, to sustain the
benefits of the green space approach.

872

People helped into
employment
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£84m
Social return on investment

Social Return on Investment
Generating social value is at the heart of our business,
ensuring that customers get the greatest possible benefit
from the investments that the Group makes. Our major
works programme is a good example. It is designed to
make sure that the homes we provide are of a high quality
and that we meet our landlord obligations.
The contractors Keepmoat, Novus and our Property
Maintenance Division have all committed to going beyond
their core contractual requirements to deliver socially
valuable initiatives, ranging from sponsoring a youth
football team to renovating a local community centre.
They are part of our Major Works Social Value Group, where
contractors and Places for People staff meet to create,
monitor and evaluate projects to meet local needs, which
is a key part of our Social Value Strategy, informed by our
people on the ground and our customers.
Contractors provide interventions that add value to our
existing thematic strategies, working with local partnerships
and Group companies, and to help create a ‘virtuous
procurement circle’, with larger contractors mentoring local
private and social enterprises to help them to access our
supply chain.

Three key themes, measured and monitored
Our Social Value Strategy focusses on three main areas of
activity. The first is health and wellbeing, directly addressing
health inequalities, as well as the wider determinants of health,
such as community capability and resilience, anti-social
behaviour and social cohesion.

Generating social value is at the heart of our
business, ensuring that customers get the
greatest possible benefit from the services that
the Group delivers and buys, and making sure
that the homes and neighbourhoods we provide
are great places to live.
The second is economic, providing jobs, training, work
experience and informal learning for customers of all ages,
and ensuring that contractors work with schools and
colleges on career activities and apprenticeships. We create
opportunities for local businesses; help stimulate the economy
and support recruitment; promote inclusion, and help
improve people’s life chances.
The third is the environment — outdoor spaces for recreation,
play, sports and horticulture, working with local communities
to improve the local environment and people’s access to
and engagement with it.
All our social value activity is measured and performance
managed via robust monitoring and evaluation frameworks,
underpinned by the Housing Associations’ Charitable Trust’s
(HACT) social return on investment model.
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Supporting charitable activities.
Working in partnership
Places for People Neighbourhoods operates as a consultant
for Group companies, providing strategic support, direct
delivery and new product development. It also supports
charitable activities around the Group and works with
external partners to create additional social value.
For example, Neighbourhoods and the Charity Committee
at our property management company, Touchstone, have
worked together to develop the Touchstone Fund, which
aims to provide support for improving and enhancing
neighbourhoods across the Group, and directs its attention
to major Group themes.
So far, it has contributed over £52,000 and supported 24
projects, ranging geographically from Newcastle to Bristol,
and supporting initiatives that include young people’s
issues; green spaces; employment, skills and training;
and sustaining tenancies.

Promoting affordable home ownership
One of the ways the Group aims to support sustainable
neighbourhoods is by creating and maintaining a tenure and
income mix. To this end, Places for People Neighbourhoods
has developed ‘Home Choice’, a product designed to
provide an affordable and easy to understand route into
home ownership for existing and new customers in
targeted areas.
A pilot project aims to sell 75 properties over a three-year
period in five local authority areas — Bury, Eastbourne,
Manchester, Newcastle and Preston — and surpluses
generated by Home Choice are being used to make
neighbourhoods more attractive, over and above existing
planned works and initiatives.

With external partner, Asda, the Group launched a pilot
project to create a ‘Job Club’ in Whinfield, near Newcastle,
for Places for People customers and the local community.
Asda provided access to IT (their recruitment is run online),
free use of community rooms, advice on making job
applications and support from their local Community Life
Officer. Customers were leafleted and the club was
promoted in store.
Based on the pilot, it is hoped that there may be
opportunities to roll the club out to other stores or run
it on a regional level, and consideration is being given
to linking it directly to the local job centre.

24

Projects supported by
the Touchstone Fund
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Challenges and objectives
The challenge for Neighbourhoods will be to progress its
work around enterprise, employability and other issues in
a changing funding landscape.
It will continue to secure external funding; run Annual
Neighbourhood Assessments for all the Group’s
neighbourhoods and option appraisals on the most
challenging stock. It will also develop new products and
services, such as Home Choice and Neighbourhub, for
customers and external markets, and find innovative new
ways to support the Group’s thematic strategies.
Building on its use of the Social Return on Investment
model, it will work to increase the Group’s capacity to
deliver increased social value across all its businesses and
major developments, and with new Group companies it
will identify opportunities for joint projects and approaches,
supporting neighbourhood sustainability and delivering
added value for customers.

2,520

Supported into learning or training
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Places for People Financial Services
An important part of delivering social value is giving people
access to responsible and affordable financial products
and services that can make a real difference to their lives.
This is what Places for People Financial Services is in
business to provide.
Its portfolio includes affordable loans, home contents
insurance and equity loans, and it also manages equity
loan portfolios on behalf of other lenders.
Its product range was developed to enable the Group to
offer fair and equitable credit to customers who may be
financially excluded and unable to borrow from banks and
building societies, and who would otherwise be forced to
turn to payday lenders, doorstep lenders and loan sharks,
charging exorbitantly high rates of interest.
Financial Services is able to help people with a poor
credit history borrow money sensibly at competitive,
fixed interest rates. As a key element of our approach to
supporting financial inclusion in the neighbourhoods where
we work, Places for People also offers advice and support
to help people increase their income and manage their
finances better.
Supporting our customers to take control of their
finances not only improves their quality of life and future
prospects, but contributes to the long-term sustainability
of the community.

Neighbourhoods

Lent in personal loan funds

Helpful, fair and profitable
To date, Places for People Financial Services has lent more
than £6.7 million in personal loan funds and helped over
2,700 households purchase a home.
The business provides fee-free mortgage advice to
customers, and in 2014–15 helped 77 households complete
on mortgages and remortgages with external lenders.
During the year, it also sourced an online loans application
system that will bring greater efficiency and improve customer
service; reduced bad debt by 16.8%, and for the first time,
achieved a sustainable profit without grant funding.

Creating a sustainable long-term offering
A combination of low average loan values, low interest rates,
short loan terms, and time-consuming underwriting to ensure
that loans are affordable, makes personal lending products
in this market difficult to provide in a sustainable manner.
Experience and research into other providers determined
that it was also unsustainable to rely on grant funding, and
since Financial Services did not wish to be subsidised by
other Group companies, an alternative way had to be found
to make its offering commercially viable.
It was established that the way to do this initially was to
cross subsidise personal lending through providing a
wide range of products and services across different
customer groups.
A specialist team was built to develop and administer these
products, and by doing so, the business was able to benefit
the Group by increasing access to finance and enabling it
to continue providing affordable homes for first time buyers.
This innovative model won ‘Best Finance Model’ in the
2015 Housing Excellence Awards.
For Financial Services in the year ahead, the aim is to build
on this success and concentrate its efforts on working
towards making individual product lines profitable on a
standalone basis.
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£6.7m

Neighbourhoods

£1.2m
Additional income secured
for customers

275% of target achieved
Financial Services’ mortgage brokerage service continues
to grow, as customers buying or remortgaging properties
benefit from its fee-free advice nationwide, and in 2014–15,
it achieved 275% against its target income.

Financial inclusion
There are increasing numbers of customers who are
struggling to afford to pay their rent and utility bills, and
who do not have access to bank accounts and other
services that enable them to plan for the future.

The brokerage specialises in assisting shared equity and
shared ownership customers in an area of mortgage advice
that can be complex and requires expert knowledge.

Some customers are experiencing the effects of ill health,
as they struggle to heat their homes and feed their families.
And all of these issues are related to financial exclusion.

With a Certificate in Mortgage Advice and Practice (CeMap)
qualified team, and additional administrative support to help
improve efficiency, the business will be able to assist more
customers than ever in 2015–16.

Households that are financially excluded from all or some of
the mainstream financial services face a ‘poverty premium’;
paying more for daily essentials such as utilities and credit.

99% customer satisfaction
Financial Services customer satisfaction surveys have
shown a high degree of customer advocacy and loyalty.
Additionally, a report commissioned by partners that we
work with reinforced a high level of customer satisfaction.
For our personal lending customers in particular, it was 99%.
Feedback included the following: ‘Places for People helped
me not to use a payday lender. That was important. With
Places for People it is very easy — it just comes out of the
bank and I don’t notice it.’
‘I have no temptation to go back to home credit.’
‘My loan finishes next month. It was a life-saver to me. I was
made bankrupt four or five years ago, so I couldn’t get any
loans. I was desperate. I had nothing for the kids for
Christmas. Places for People were brilliant.’

This is because, as a result of their exclusion, they may have
no other option but to use high-cost lenders, and may also
lack appropriate insurance. Places for People has operated
a Financial Inclusion Strategy for a number of years in order
to provide products and services that help customers
overcome these difficulties.
Key outcomes of the strategy in 2014–15
• Places for People has increased household income
by £1.2 million by providing welfare benefit advice.
• We have provided 879 affordable loans as an alternative
to high cost lenders.
• Encouraged customers to join the financial mainstream
by promoting the use of direct debits for rent, with 320
additional customers choosing to pay by this method.
• Implemented two ‘Improving Financial Confidence’
projects in Bristol (Pennywise) and in Norwich
(MoneyWise), to enable new tenants to sustain their
tenancies and improve their overall financial confidence.
• Set up an ‘Affordable Warmth’ Project Group, which has
developed an Action Plan to tackle this increasing
problem.
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Customer engagement
Every year, as part of our commitment to customer
engagement, we hold a national customer conference
for Group customers who rent their homes.

Good neighbours
Our annual Good Neighbour Awards provide us with a
great opportunity for customer engagement and to give
customers the recognition that they deserve.

This year’s event was attended by more than 200 delegates
from all over the country and Places for People staff,
including our Board, Executive Team, senior and
operational managers.

It is our chance to say a big thank you to people who have
arranged community events, given others a helping hand,
or in some other way, made the neighbourhood a nicer
place to live.

We ran a variety of workshops providing important
information and practical help, among them sessions
around home repairs, sustaining tenancies, and health and
wellbeing. Customer feedback is encouraged throughout
the day and is used to help shape service improvements.

The 2014–15 event was attended by 40 winners and their
guests who enjoyed a celebratory lunch where each winner
was presented with a prize and trophy from the Group
Chief Executive.

New approaches are now going forward and all outcomes
are reported back to the customers who have attended
the events.

879

Affordable loans provided
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Affordable housing
Places for People is a leading provider of affordable housing
and this lies at the heart of our business. For many years
now, reducing reliance on government funding has been a
central part of our strategy, together with efforts to make
a positive contribution to government policy through
consultation with key stakeholders.
As a consequence of this, our approach has been to move
towards a place-based, mixed tenure delivery model, built
around a variety of joint ventures and partnerships.
Uncertainty in the market combined with increasing
customer expectation has led us to continue our emphasis
on efficiencies and economies of scale, concentrating on
increasing our capacity to deliver across the housing market
through organic growth and our partnership approach,
while managing risk through careful analysis of the
operating environment.
We have developed a range of tools that underpin our ability
to deliver, most notably our unique neighbourhood strategy
and ‘Neighbourhub’ product (see page 30), which have
helped reduce tenancy turnover, arrears and void losses,
increasing both profitability and customer satisfaction. These
tools are used across all of our affordable housing offer.

Five major areas of focus
Our major areas of focus in the affordable housing sector
are five-fold and centre on continuing to do what we do
well, but doing it even better in the following ways:
1. By making the best use of resources to improve the
performance of our housing stock, deliver services in
the most efficient and effective way, increase the return
on our assets and achieve our vision.
2. By supporting customers to sustain their tenancies, and
managing and mitigating the impact of welfare reform.
3. By developing greater numbers of new homes for
affordable rent and home ownership.
4. By investing in existing properties through the
continuance of our planned maintenance and
improvement programmes.
5. By emphasising the social value of the work the Group
does as social landlords in this sector and the scope
for our other businesses to contribute, operationally
and financially.

42,073
Homes for general social rent
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38,772
Properties managed by
Places for People Homes

Development of new homes
Places for People’s programmes of building regulated
affordable housing differ between England, and Scotland,
where the Scottish Government takes a different approach
to funding.
In England, we will continue our programme of affordable
rent and home ownership development based on the use
of Recycled Capital Grant Fund money, at the same time,
enhancing our placemaking capability through innovation
and organic growth. While in Scotland, we will take forward
a larger programme of mixed tenure developments that
reflects more generous grant rates.

We will continue to focus on increasing our
capacity to deliver across the housing market
through organic growth and a collaborative,
partnership approach.
The Group’s businesses that are responsible for helping
us deliver more and better affordable housing and
placemaking are Places for People Homes, Cotman
and Castle Rock Edinvar.
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Places for People Homes
Places for People Homes is the Group’s social housing
provider in England — excluding East Anglia. Homes
manages 38,772 properties; the majority are managed
by Homes but several Group companies manage some
properties on behalf of Homes.
The business employs 500 staff and is run through eight
regional teams, covering more than 200 local authority
areas. It also has responsibility for the operation of our
Customer Service Centre, delivering services to most
parts of the Group; our Community Safety Unit, and the
Income Collection Centre, providing services to Cotman
(see page 42), Individual Support (see page 52) and
Homes’ own operations.
Creating sustainable tenancies
Homes’ overall objective is to create and maintain sustainable,
long-term tenancies and neighbourhoods where people
choose to live and want to stay, and by doing so, drive up
the surplus per property.
It also aims to attract a wide range of customers, especially
those who traditionally use private landlords; be in a position
to respond to varying regional contexts and changes in the
operating environment; take advantage of appropriate
commercial opportunities; and develop its business as
a contractor.

Affordable housing
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Intensive, innovative management
Places for People Homes provides high quality, intensive
property and neighbourhood management delivered by
teams of neighbourhood officers, all of whom have had
Chartered Institute of Housing (CIH) accredited training,
and who work closely with local stakeholders. Homes’ staff
are highly motivated, committed to making a difference to
the neighbourhoods where they work. 90% say that they
are proud to work for Places for People.
Homes takes an innovative approach to its work, aiming
to deliver better customer service in more efficient and
effective ways. In 2014–15, it launched a new lettings
website which attracted a quarter of a million property
searches and 25,000 registered users, and resulted in
properties being let quicker, increasing income, reducing
costs, and providing a much more streamlined customer
experience.
The same period saw a reduction in stock turnover, the time
taken to relet properties and the income lost from empty
homes. Income collection targets were achieved both for
Homes and other Group companies, while managing the
impact of the under occupancy charge and the early stages
of the introduction of Universal Credit. During the year,
Institute of Credit Management programmes were launched
for all credit collection staff.

Homes’ overall objective is to create and
maintain sustainable, long-term tenancies
and neighbourhoods where people choose
to live and want to stay.
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Investing in the portfolio and the community
Across the Homes portfolio, the company and its
neighbourhood teams have been busy investing in both
the property portfolio and the community. Its investment
in Manor Croft, Nottingham, transformed a ‘no-go’ area for
police and staff, and turned failed properties into desirable
homes, beating the company’s own fully-let deadline by
12 months.
In Clayton Brook, near Preston, a collaborative National
Lottery funded programme enabled agencies to promote
good behaviour and community spirit among young people,
helping reduce anti-social behaviour by 43%, and winning
the Social Landlords Crime and Nuisance Group’s best
project award 2014.
In Spring Bank, Hull, a major project to improve heating
efficiency more than halved the cost of heating in 189
properties and significantly reduced tenancy turnover.
In Beacon Lane, Cramlington, the company’s Sustaining
Our Green Spaces programme promoted greater interaction
with green spaces with, among other things, an edible fruit
tree walk. In Willingdon Trees, Eastbourne, as well as
improvements to property and the landscape, coffee
mornings and a toddler group helped improve community
engagement. And in Monsall, Manchester, where Homes
have over 150 properties, staff and volunteers revamped
a much-loved community centre.
A strategic alliance with major works contractors (Keepmoat,
Novus and the Group’s Property Maintenance Division) is
now well established and its programme for the first year of
a four-year agreement has been delivered with investment in
nearly 2,000 homes, and specialist works and compliance
programmes have continued in areas such as asbestos
surveying, electrical testing, lift replacements, painting,
and water hygiene.
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42%
Improvement in relet
performance

Cotman
Cotman is a well established East Anglian housing
association, providing homes across a wide range of
tenures throughout Cambridge, Essex, Norfolk and Suffolk.
One third of Cotman’s stock is designated as housing for
older people, and across the whole of its portfolio, the
company aims to deliver an effective housing management
service that supports the principles of creating sustainable
neighbourhoods through customer retention.
Cotman is working to achieve its objectives by sustaining
tenancies; responding effectively to changes in welfare
policy; managing assets strategically; and implementing
a fit-for-purpose team structure.
Acting locally, with a Group-wide reach
Cotman’s approach is to act locally, but take every
opportunity to benefit from Group-wide skills and resources.
Its local reputation is outstanding and it has an excellent
track record of partnership working with other agencies,
including local authorities and the voluntary sector.
The company has its own Board of Management and works
within the framework of Group strategies and Places for
People’s SPIRIT values, describing its management style as
operating with ‘a commercial head and a social heart’. This
is evidenced by significant increases in performance over
the year, combined with continuing support for customers
and engagement in the community.
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Measuring success. Improving on its best
Cotman has a performance culture, evaluating success
by being cost competitive, delivering high quality services
and value for money, and by continually improving on its
previous best. In 2014–15, it made significant progress.
Across the 3,280 properties it manages, tenancy turnover
was reduced by 12% and rent arrears by more than half to
1.26% — and this despite the challenges of welfare reform.
Relet performance was improved by 42% from 25.9 days
to 14.9 days. Average void cost was also reduced by 42%,
and combined void loss (total revenue lost through vacant
property), improved by 30%.
Over the year, gas servicing performance remained strong
with 100% compliance; additional Group synergies were
achieved when the company’s voids and responsive repairs
service was transferred from an external contractor to
Places for People’s Property Maintenance Division, and
significant external funding was secured to deliver new
and improved customer services.
Customer satisfaction was measured at 83.1% (compared
to the sector benchmark of 71.9%) and staff satisfaction
grew by 16%, with an engagement score of 92%.

Affordable housing

AFFORDABLE HOUSING

Meeting need through efficiency and inventiveness
With the need to sustain tenancies and meet a wide range
of social needs, Cotman is keen to ‘think smart’ and be
innovative. In 2014–15, its ‘Project Reset’ launched a
process that reduced average relet time to three days and
staff time by 50%, while delivering 100% customer
satisfaction and creating a predictive risk model with a 30%
success rate in predicting those tenants most likely to leave.
Working with the local council in the Norfolk village of Old
Buckenham, it secured Homes and Communities Agency
(HCA) funding to provide 14 much needed affordable
homes, helping the village maintain its sense of community.

Its ‘Outreach for Older People’ (OOP) project, run by staff
and volunteers, has helped almost 400 vulnerable people
achieve better health outcomes and be happier and more
independent. It secured nearly £500,000 of funding from
Norfolk County Council and in 2014, gained best practice
recognition from the Chartered Institute of Housing (CIH).
The growth of OOP led to the launch of a competitively
tendered HandyVan service in partnership with Norwich
City Council to deliver minor repairs and alterations to
vulnerable older people, including those with dementia.
To better help address this growing problem, 94% of Cotman
staff attended Dementia Friends awareness sessions.

In partnership with Norfolk County Council, it delivered
a housing scheme for young people leaving care that is
reducing costs dramatically and helping young people make
the transition into education, employment and training.

Combining the strengths of Places for People
with an established local brand, Cotman remains
true to its core mission of ‘meeting needs to
create strong communities’.

30%
Reduction in void loss
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Castle Rock Edinvar
Castle Rock Edinvar is one of Scotland’s largest housing
associations, managing 8,234 properties across eight
different local authority areas. As a registered social landlord
(RSL), it houses people based on need. Rents are set to be
‘affordable’ to those on low incomes and new homes are
subsidised by capital grant.
The aim of Castle Rock Edinvar and its subsidiaries,
Places for People Scotland and Places for People Scotland
Care & Support (see page 55), is to be a successful place
management business harnessing the combined strengths
of its own skills and knowledge base and that of the Group.
It has continued to grow organically, reinforcing its position
as a leading Scottish placemaking business and is one of
the sector’s major developers of new affordable housing,
committed, together with the Scottish Government and the
City Council, to delivering 1,000 new homes for Edinburgh.

1,000

New homes for Edinburgh
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Addressing priorities. Making a difference
The Scottish Government has devolved responsibility for
housing, health, social care and regeneration, developing
policy around three key themes: homes, place and support.
In 2015–16 it will roll out its health and social care integration
plans. Castle Rock Edinvar’s mission aligns with national
priorities and its operations comply with the Scottish Social
Housing Charter and other regulatory guidance.
Collaborative in its approach, it is a ‘go to’ organisation
for intermediate tenures, financial innovation, community
investment and community energy, understanding its
customers, their needs and aspirations, and is determined
to make a difference.
Mixed income, mixed tenure.
Formed to deliver services that Castle Rock Edinvar can’t
pursue because of its charitable status, Places for People
Scotland supports the development of mixed income,
mixed tenure communities by providing mid-market rented
housing and low cost home ownership, as well as
commercial properties and a factoring service. Its profits
are regularly gift aided to associated charitable companies.
Places for People Scotland Care & Support works in
publicly-funded care markets and provides around 5,800
hours a week of personalised care to older people, young
people, people with learning disabilities and mental health
issues, and homeless people. It also runs a Scottish
Vocational Qualification Assessment Centre.

Affordable housing
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Building. Upgrading. Beating targets
During 2014–15, Castle Rock Edinvar built 180 new
affordable homes; invested in upgrading 1,000 homes to
make sure that they met Scottish Housing Quality Standard;
carried out 20,334 repairs, 98% within agreed timescales;
and provided over 300,000 hours of care and support,
a 10.9% increase on the previous year.
At 3.49% rent arrears outperformed a target of 4.55%,
and void loss was 0.52% surpassing a target of 0.80%.
Pioneering new ways of funding
The year also saw innovative investment models generating
funding through the Falkirk Pensions Scheme to develop
200 new homes (the first such investment in social housing
in Scotland), and through the Scottish Government
Charitable Bond and private finance, to make a substantial
investment in social housing in Midlothian.
Funding was secured for the installation of state-of-the-art
heat storage through the Local Energy Climate Fund, and
from the Scottish Government and West Lothian Council,
to develop the Armadale Shed community project to
improve outcomes for socially isolated, mostly older men
by encouraging them to put their practical and craft skills
to work.
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Supporting people and places
As part of the 1,000 new homes for Edinburgh initiative, 54
new homes for older people were completed at Fortune
Place, where a new support service was introduced.
Big Lottery funding was secured for an external works
programme and a community capacity builder for three
years to help strengthen the community’s collective abilities.

Castle Rock Edinvar understands its customers’
needs and aspirations, and is a ‘go to’ place
for intermediate tenures, financial innovation,
community investment, and energy.
With the help of the Scottish Government and BT, wi-fi
was introduced into three sheltered housing schemes
to increase digital participation among older people.
The business also supported Scotland’s first student
housing co-operative at Wright’s Houses in Edinburgh,
providing affordable accommodation for over 100 students;
won a tender to provide a factoring service for 700 new
homes at Pennywell in North Edinburgh; and introduced
a new estate caretaking service, servicing 1,100 properties.
During the year, Castle Rock Edinvar’s Financial Inclusion
and Home Energy Advice Teams are estimated to have
effectively increased its customers’ incomes by £1.1 million
and across a variety of tenures, it created housing
opportunities for almost 1,000 households.
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Property management
At Places for People, we have long understood the
potential investment value of our commercial residential
and mixed-use portfolio, both in terms of driving yields
and capital growth in its own right. We also recognise the
value that the portfolio offers, commercially and socially,
in genuinely mixed-tenure communities.
Managing over 140,000 properties across a range of sectors
and tenures, we have several specialist management
companies, all expert in their own areas of delivery.
The Group provides property management services to
Group companies and external clients through an integrated
management service. Our specialist leasehold and block
management company, Residential Management Group
(RMG), and our market rent business, Touchstone, are an
integral part of the Group’s end-to-end offer. Also, during
the year, we acquired Girlings Retirement Rentals,
specialists in the management of market rent retirement
properties, a move which further enhanced the Group’s
property management capabilities and expertise.
The benefits of an integrated approach
2014–15 has seen the continued growth of both RMG
and Touchstone, with valuable new client wins, a number
of which clearly demonstrate the potential for synergies
and skill sharing across the Group.

For example, a major success for Touchstone was securing
a contract to manage the Dolphin Square Foundation’s
growing portfolio of accommodation in central London.
Its success was dependent not only on Touchstone’s own
track record and expertise, but on its ability to draw on the
resources of the wider Group through an integrated
management approach. This has the benefit of providing
one point of contact for the client, while bringing in service
delivery expertise from other Group companies, including
RMG and Places for People Homes.
RMG and Touchstone are also working in tandem to provide
estate and block management services to the Olympic Park
joint venture and our flagship development at Brooklands,
Milton Keynes.

The year has seen continued growth, with
valuable new client wins, a number of
which clearly demonstrate the potential for
synergies and skill sharing across the Group.
We are seeing more and more clients wanting this type of
one-stop shop service, which we are uniquely placed to
deliver, providing a view across all services as well as
offering benefits from efficiencies and economies of scale.
We developed this integrated approach through the
management of our own properties and are now extending
it to the wider market as demand grows.

140,882
Properties owned or managed
Annual Review 2014 –15
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20,000
Units in RMG contractual pipeline

Residential Management Group (RMG)
RMG is one of the UK’s leading property management
companies and its second largest in terms of the number
of units managed. The business has a trading history dating
back over 100 years and works nationwide in both the
private and public sectors, specialising in leasehold and
block management for existing properties and also working
with developers on new builds.
With 62,856 units under management and over 20,000
in its contractual pipeline, RMG provides market leading
customer service to clients and residents, delivering high
quality, flexible and cost effective services nationally, with
a strong local presence on the ground. It is innovative in
creating new solutions for service delivery, and committed
to raising standards in the property management industry.
Organic growth. New business. New ideas
and high standards
During 2014–15, RMG achieved substantial organic growth.
95% of private sector contracts were renewed, and it
expanded its relationships with freeholders and developers
UK-wide.
It experienced renewed success, winning three new
contracts to manage more than 3,600 homes in the
Glasgow area, and in London, its unique Housing Options
Service for the City of Westminster — designed to assess
and prevent homelessness, manage temporary housing,
the housing register, and council and housing association
letting — was given a two-year extension.
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New developments in customer service were launched,
including a new website, a contractors’ portal for more
effective reporting of works, and the opening of new and
very popular channels of communication with customers
via social media, such as webchat and Twitter.

With 62,856 units under management and
over 20,000 in its contractual pipeline, RMG
provides market leading customer service.
RMG also achieved ARMA Q Accreditation — the
Association of Residential Managing Agents’ self-regulatory
regime — which the business had been instrumental in
helping develop. ARMA Q is designed to guarantee probity,
ethical behaviour and best practice, and deliver the high
standards set out in its Consumer Charter.

Property management

Of rent collected by
Touchstone

Touchstone
Touchstone has over 25 years’ experience in the private
residential sector, working with landlords nationwide to
ensure that their properties comply with all the relevant
legislation, while maximising rent, reducing void periods
and controlling expenditure. The business has a strong
and experienced management team and a UK-wide
management platform, supported by the resources of
the Places for People Group.
Managing 19,355 properties across the UK and Northern
Ireland, Touchstone adheres to institutional quality business
processes, financial systems and reporting, and works with
institutional and corporate investors, retailers and private
landlords across a range of markets and tenure types,
including student accommodation, professional letting
and mixed-use retail properties. It is at the forefront of the
emerging and increasingly well-regulated professional
Private Rented Sector, and is focussed on value creation
and a responsive ‘can-do’ approach.

Important new contracts. Continuous improvement
In 2014–15, in residential portfolio management, Touchstone
achieved 96.4% occupancy and 99.8% rent collection, and
as well as winning the management of the Dolphin Square
portfolio, secured a number of other important contracts.
These include managing The Keel, a 240-apartment private
rental development by Moorfield on Liverpool’s waterfront;
taking on additional responsibilities in asset management,
corporate accounting and reporting for long-standing client,
the Wellcome Trust, and helping PricewaterhouseCoopers
as administrators deliver the ongoing management and sale
of around 700 shared ownership and social rent properties.
Touchstone was also appointed by the Mill Group to support
their new Investors in Homes initiative backed by Build to
Rent and the Homes and Communities Agency (HCA) —
a portfolio of 190 properties on six sites — and was able
to share its expertise with Circle Housing to review the
condition and performance of a portfolio of about 800
private rental properties.

Touchstone is at the forefront of setting
standards in the emerging and increasingly
successful professional Private Rented Sector.
The business is committed to the highest professional
standards in the Private Rented Sector to deliver robust
management, safety, security and value, and as part of this
commitment has, in the last year, created a regionally-based
survey and inspection team, significantly increasing levels of
scrutiny over contractors, maintenance works and compliance.

Annual Review 2014 –15
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99.8%
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CARE AND SUPPORT

Care and support
With an ageing population, the number of people with
dementia is likely to double in the next 30 years.
Compounded with continuing issues with disability
and mental health provision, domestic violence and
homelessness, the pressures on sheltered accommodation
and care and support services are considerable.

Prevention, invention and sustainable services
The services we provide focus on preventative support,
where customers get the help they need to live
independently in their own homes and within the
community. Often our service goes beyond the traditional
notion of what care and support is.

Preventative, creative, cost-effective services
Places for People has provided high quality care and
support to people for over 40 years, both in our specialist
supported housing schemes and to people living in their
own homes. Our approach is personal and individual,
involving our customers in decisions about how their care
or support is provided, and focussing on what will make
a real difference to each person.

For example, older people living in our sheltered housing
schemes are provided with exercise classes to encourage
them to retain active lifestyles, while young people living in
supported housing may learn life skills, such as cooking
and budgeting, and be supported in gaining access to
training and employment.

We provide this kind of service to around 7,500 people,
and our customer base covers a wide constituency of older
people, young teenage parents, people with physical
disabilities or learning difficulties, those with mental health
issues, women escaping domestic abuse and people
striving to overcome homelessness.

7,500
People supported
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80

Sheltered schemes
nationwide
Our ageing population and increasingly restrained public
spending, combined with rapidly changing structures for
primary and secondary care, are driving an increased
demand for innovative and creative solutions for elderly
people and others with specific needs.

Care and support focuses on providing people
with services that help them live independently
in the community, improving their quality of life
and avoiding more costly interventions.
In response, we will continue to work with the relevant
authorities to help shape provision, rationalising our care
and support business by focussing on what, where and
how we can develop it sustainably in future, while continuing
to offer high quality services that contribute to the
sustainability of neighbourhoods by enhancing people’s
health and wellbeing.
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Places for People Individual Support
Individual Support is a support specialist, providing
dedicated housing and support to people in England
across the Places for People Group. It focusses on
enhancing health and wellbeing to improve people’s
lives, and does this in a variety of ways.
For example, it develops older people’s schemes as
community hubs, inviting older people in the wider
community to get involved. It provides employability and
work skills advice for young people; specialist support
services for young parents, and continues to develop new
ideas such as innovative initiatives to promote children’s
development and health.

Care and support
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Years’ experience of
providing care and support

Three different strands of high quality service
Individual Support’s work embraces three different strands
of activity — older person’s services, support services, and
specialist landlord services.
Older person’s services provide what is traditionally referred
to as ‘sheltered housing’. It currently has around 80 such
schemes in the North West and South West, the East
Midlands, Yorkshire and the North East, with a few more
in other parts of the South. Apartments are available for
long-term rent, and enough support is provided to facilitate
independent living.
It also provides accommodation known as ‘Extra Care’, with
purpose-built, self-contained apartments in schemes where
care and support are available on site, in some cases 24
hours a day. Apartments in the majority of schemes are for
rent, but there are also a small number of leasehold units.
Support services are offered to a broad range of customers,
including care leavers, young homeless people, teenage
parents, families, refugees, single adults, women escaping
domestic abuse and so on — people with a diverse range
of support needs from physical and mental health issues to
help with substance abuse and trauma.
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Services can be low level, intensive, short or longer term,
depending on the contract and customer need. Generally
they fall into two categories: accommodation based and
non-accommodation based, the latter being where we
provide support to people living in a range of settings to
help them maintain their tenancies, develop life skills,
prevent them becoming homeless or support them in
finding alternative accommodation.
Specialist landlord services provide properties and housing
management services to partner agencies that use the
accommodation to provide care and support services similar
to our own. We call these partners ‘agents’ and there are
two main types: support agents and managing agents.
Support agents, where the agent provides the care or
support service and we take responsibility for the housing
management, and managing agents, where the agent
provides the service and the management for a weekly fee
per unit. In both cases, we provide asset management,
repairs and maintenance.
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£2.3m
Support contract secured

Beyond accommodation. More than just a roof
Individual Support offers much more than accommodation
— ‘more than just a roof’ — and finds innovative ways to
help people live independently in neighbourhoods and
communities. It is customer focussed, performance driven,
thoughtful and creative, and its spirited team approach
delivers high quality services that improve the quality of
people’s lives.
In 2014–15, year-end targets were met; total rent arrears
were 1.39%; total void loss 3.55%; 89% of customers’
physical and mental support needs were achieved, and
91% of people achieved their support needs by participating
in training; work-like activities; educational, leisure and
cultural activities.
The business secured a new, £2.3 million, 4-year contract
with Bristol City Council to develop specialist skills for
supporting people with mental health needs in the community.
And in partnership with Hanover Housing and Sitra — the
leading membership organisation championing excellence
in housing, care and support — it submitted a bid to the
Department of Health’s Innovation Fund which, if successful,
will finance a pilot scheme in Lancashire to trial the use of
sheltered housing in support of earlier hospital discharge.
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New models and methods. New initiatives
With Psychologically Informed Environments (PIE), Individual
Support has introduced a new service delivery model which
benefits both staff and customers, where staff are trained in
a variety of engagement tools, including Wheel of Change,
transactional analysis, motivational interviewing and
reflective practice, to understand and help modify a wide
range of emotional issues, and negative, anti-social,
aggressive and offending behaviours.

Individual Support is all about supporting
people to live independently. It is centred
around accommodation, but offers much
more, finding innovative ways to help people
live and thrive in their neighbourhoods.
Its older persons’ support staff have been trained to
introduce reminiscence sessions in sheltered schemes in
the North West, with themed reminiscence boxes being
used to stimulate engagement, conversation and positive
memories to connect people and improve wellbeing.
And across the Group, Individual Support is taking the lead
in co-ordinating Alzheimer’s Society Dementia Friends
awareness training, initiating a cross-functional Dementia
Working Group to ‘train the trainers’ in different functions
and locations, getting very positive feedback, and reporting
increased awareness and understanding of dementia
related issues.

Care and support
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Places for People Scotland Care & Support
Operating in publicly funded social care markets, Places
for People Scotland Care & Support (PfPSC&S) is a leading
care and support provider covering Edinburgh and the
Lothians, offering a wide range of services, promoting best
practice and encouraging continuous improvement.
Founded in 1973, it is a registered charity and joined the
Places for People family in 2006, becoming a subsidiary of
Castle Rock Edinvar (see page 44) and, in 2014–15, taking
on the management of all its sheltered housing.
PfPSC&S is governed by an active and experienced
voluntary board, whose members’ backgrounds include
finance, health, homelessness, older people’s strategy,
property development and psychology.
Its approach is to work closely with people to identify and
deliver the support services they need individually. These
come in many different forms and are frequently selfdirected, giving people control of the support they require,
its organisation and delivery.

Quality of life, life chances and independence
PfPSC&S provides support to older and young people,
people with learning disabilities and people with mental
health issues.
Its staff are trained and well qualified, expert in responding
to a wide range of needs and choices, and as an organisation,
PfPSC&S is versatile and creative in the way it delivers its
services. The aim is always to provide specialised support
that improves people’s quality of life or life chances, and/or
enables them to live independently in the community.
Innovative, collaborative, flexible and inclusive
With older people, for example, PfPSC&S provides support
with mobility, dementia, age related health and other issues.
This includes visiting support at home, day service
opportunities, and ‘community connecting’ — putting older
people in touch with local services, groups and activities;
promoting new interests, new relationships and social
interaction.
It also offers innovative ways to support the personal
development of older people in care homes, and across
the board, works with individuals and families to create
appropriate support plans in even the most challenging
of circumstances.
Its work with young people is similarly innovative,
collaborative, flexible and inclusive, helping a wide range
of young people who need extra support to live in their
own homes. Working with them to find and furnish a home,
supporting them develop the skills they need to make it a
safe, comfortable and enjoyable place to live. Listening to
what they want to do with their lives and make this a reality,
whether it be by keeping fit, healthy and active, or by finding
a college course, training or a job.
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A year of growth and new opportunities
In 2014–15, Places for People Scotland Care & Support
grew its business by 10.9%, delivering about 5,800 hours
of care and support every week, and a total of around
301,341 hours during the course of the year.
As well as managing all of Castle Rock Edinvar’s sheltered
housing, it has been appointed to provide support services
at Castle Rock Edinvar’s Fortune Place development in
South Edinburgh, providing purpose-designed independent
living for people over 60, and to deliver support for people
with autism at the business’ affordable rented homes
project at Calton Road, in the City’s historic Old Town.

5,800

Delivering support creatively
In the spirit of going beyond conventional ideas about the
delivery of support, PfPSC&S has continued to explore a
whole range of creative approaches, providing support via
the arts, crafts, theatre and film, storytelling, sport and
more. For one politically engaged person receiving support,
it facilitated a meeting with Scotland’s First Minister, Nicola
Sturgeon, and for two others interested in aircraft, it helped
realise their ambition to have flying lessons.
During the year, working with partners Castle Rock Edinvar,
Edinburgh College of Art and Queen Margaret University,
it also launched ‘A Single Step’, a remarkable creative
recycling and green living event held on the QMU campus.
Headlined by the designer and activist Wayne Hemingway,
it showcased exhibits, demonstrations and workshops
covering a range of recycling and green issues, and gave
them expression through art, drama, fashion and music.

Hours of care and support delivered
in Scotland every week
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10.9%
Growth of business

Performance, accreditation, learning
and development
As well as being actively creative, Places for People
Scotland Care & Support’s culture is driven by performance
and a commitment to continuing personal development.
The business has Customer Service Excellence accreditation
— the government standard — and has been awarded the
highest level, ‘Compliance Plus’, for its Social Care
Academy, its creative arts activities and its Quality Group.
It also has National Autistic Society autism accreditation,
with a number of areas of strength identified by the review
team, and its services are consistently graded in the ‘excellent’
and ‘very good’ categories by the Care Inspectorate.
As part of its commitment to learning and development,
PfPSC&S also runs a Scottish Vocational Qualification
Assessment Centre for staff and external customers.
Its operational staff hold recognised qualifications meeting
Scottish Social Services Council (SSSC) requirements.

Working together to create integrated services
The Public Bodies (Joint Working) (Scotland) Act 2014
provides the legislative framework for the integration of
health and social care, and new integrated health and social
care partnerships will oversee the development and delivery
of joint strategic commissioning plans.
Places for People Scotland Care & Support will be working
with key stakeholders and its local authority partners to
understand and establish local commissioning priorities,
and develop and market its services accordingly.

Places for People Scotland Care & Support
works closely with people to engage them,
meet their aspirations and deliver the
services and support they need.
It will continue to examine the many different ways that
people and organisations can work together and learn from
each other, aspiring to deliver added value and excellence,
and meet the aspirations of the people it supports, through
a collaborative approach and the efforts of a highly trained,
inspired and inspiring workforce.
Recognising that the people it supports make a key
contribution to the success of its business, it aims to continue
improving services and become the provider of choice for
care and support, employment, and partnership working.
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Retirement
Aware of the increasing housing and care needs of an
ageing population, we have long understood the importance
of the retirement market as a key growth area.
Currently, there are 22.7 million people in the UK aged 50
or over. By 2030, 1 in 3 people will be 55 or more, and the
number of people aged 60 or over is projected to rise from
14.7 to 20 million. People are not only living longer, but living
more active lives. Combine this demographic shift with
changes in pension law and care funding, and a market
that has been slow to respond, and it is clear that there
is a significant opportunity here for Places for People.
Our vision is ‘to become a market leader in the provision of
aspirational housing, financial and lifestyle services for older
people’ and in aiming for this, we are building on a solid
platform of work over many years through Places for People
Individual Support (see page 52), Extra Care and similar
developments.

Investing, acquiring, seeking opportunity
We are directly investing in retirement properties; working
with partners who can add value and complement our skill
set, and providing planning, design and development
management services for investors looking to move into
this growing market.
In 2012–13, we took our first step in increasing our presence
by acquiring a portfolio of market rent retirement properties.
In 2014, we acquired Girlings Retirement Rentals, the UK’s
leading retirement rentals business, which had previously
managed a large retirement portfolio on our behalf. The
demand for high quality rental homes in the retirement
sector continues to grow as customers seek greater choice
and lifestyle flexibility.

Our vision is ‘to become a market leader in
the provision of aspirational housing, financial
and lifestyle services for older people’.
We have further expanded our offer of high quality
accommodation, care and services through working in
partnership with specialists in the ‘retirement village’ sector.
We have acquired our first two sites and will begin
development during the coming year.

2,261

We are also progressing planning applications for
developments from our own land bank, and seeking
additional new investment and development opportunities.
Looking ahead, we will be working across the Group to
identify opportunities in all areas of the market:
accommodation, services, care and technology driven
innovation, to help strengthen our end-to-end offer.

Homes managed by Girlings
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217

New retirement properties
under management
Girlings Retirement Rentals
In the UK, there have been relatively few opportunities to
rent, as opposed to buy, retirement properties. Recognising
this limitation, Girlings’ founders established the business
exclusively to serve people aged 55+ by renting purposebuilt retirement properties on long-term leases.
It is now the market leader, renting 2,261 specialist
retirement properties in more than 600 developments
across the UK. Its big differentiating factor in the majority
of its properties is the offer of Assured Tenancies, which
give security and peace of mind to older people by
providing long-term secure tenancies for the mutual benefit
of customers, client landlords, and the staff who deliver
the service.
In 2014–15, Girlings had 2,391 tenants in residence. It
arranged the purchase of 13 new properties and the sale of
16, let 451, conducted 1,854 rent reviews and renewals for
clients, and received 109 new client landlord instructions.

A year of change, consolidation and progress
It was a year of change for the business, joining the Places
for People Group in October 2014, successfully making the
transition, communicating the enhanced scope and
opportunities to staff, and implementing a major new
accounting system.

Girlings’ big differentiator is providing Assured
Tenancies that give security and peace of
mind to older people for the mutual benefit
of customers, client landlords and staff.
During the same period, Girlings succeeded in winning the
management of the Housing & Care 21 portfolio of retirement
properties, consisting of 217 units in 18 developments —
Housing & Care 21 is the UK’s largest non-profit provider
of a range of care services and accommodation. It also
met targets for acquiring additional units in 15 properties,
providing more homes for more people, as well as introducing
a number of new development sites to the Group.
Going forward, Girlings is soon to launch a new application
of its electronic management system, and is assimilating
the Housing & Care 21 portfolio into its systems to further
enhance its management service.
It aims to continue improving the already high standards
of management of the Retirement Housing Portfolio (RHP)
that it manages for Aviva Investors, keeping the void rate at
under 7.5%, and in the year ahead, plans to source, let and
manage a further 100+ units for Places for People Homes.

60

Retirement

RETIREMENT

Joint ventures
One of the ways that Places for People is moving forward
rapidly in the retirement market is through joint ventures;
currently, there are two ventures in place, with more in
the pipeline.
Working with a joint venture partner that has more than 25
years’ experience in this market, we have acquired the sites
for two retirement villages in Cheshire and Warwickshire,
each offering high quality homes to buy or rent, combined
with a range of social, leisure and support facilities that
include a restaurant and dining options, a library, a wellness
centre for spa and clinical use, as well as an extensive social
and educational programme, and dedicated transport.
These are being marketed under the ‘Inspired Villages’ brand.

We have also created our Placeford joint venture, which will
see us developing further new retirement villages, with a full
set of services on site to meet demand in this fast growing
sector of the market. This partnership will enable the Group
to participate in design, development, sales, management
and care services.
Places for People has a 50-year track record of providing
high quality housing and support services, including homes
for the over-65s and those requiring care. Through
partnerships with specialists in this field, we will be able
to create an expanding portfolio of investments and
developments with excellent services and amenities, which
offer security, outstanding quality of life and the flexibility to
meet the changing needs of active and aspirational retirees.

An increasing number of joint ventures will see
us creating more retirement developments every
year to meet demand in this fast growing sector
of the market.
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Leisure management
The leisure market in the UK is continuing to grow despite
pressures on consumers’ real incomes and Mintel’s figures
suggest it will grow still further, from £1.56 billion in 2013 to
£1.72 billion in 2018.

Places for People Leisure
Leisure and recreational facilities are an important factor in
creating successful places and are central to the Group’s
placemaking approach.

In the local authority sector, budget cuts and the pressing
need to reduce costs have led to a sustained increase in the
outsourcing of leisure management contracts and this has
resulted in significant business opportunities for Places for
People and our specialist leisure business.

Widely recognised as one of the UK’s leading specialist
local authority leisure management partners, Places for
People Leisure is a social enterprise that manages 113
public sector leisure facilities for 32 local authorities, and
two community gyms under its own ‘Places Gym’ brand.

True to the Group’s vision, Places for People
Leisure combines a social and commercial
role through its mission ‘to create active places
and healthy people’.

The business has around 28 million visits to its centres each
year and 138,000 members who pay a monthly fee for gym,
classes and swimming. It provides swimming lessons for
53,000 children every week; employs 8,000 people — 93%
of whom say they enjoy their jobs — and in 2014–15, saw
321 of its apprentices qualifying, with an overall achievement
rate that was 10% higher than the sector average.

113

Leisure facilities managed
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Award winning quality
Places for People Leisure’s vision is ‘to create active
places and healthy people’ and its reputation is driven by
the exceptionally high quality of its offer, underlined by the
many industry awards it has won.
These include ukactive’s Leisure Centre Operator of the
Year for three years running (2013–2015); Leisure Centre of
the Year for the Maltby Leisure Centre in Rotherham (2015)
and William Gregg VC facility in Heanor, Derbyshire (2014);
the Amateur Swimming Association’s (ASA) Facilities
Operator of the Year for seven of the last 12 years, and the
Royal Society of Public Health’s (RSPH) Wellbeing Award.
Three out of four facilities rated as ‘outstanding’ by the UK
Quality Scheme for Sport and Leisure (Quest) are Places for
People Leisure centres, and the business was the first to
achieve Quest Stretch’s highest score for sports development.

Ideal partnerships
As a social enterprise, not-for-dividend business, with no
obligation to shareholders, Places for People Leisure is an
ideal local authority partner, offering a robust delivery model
and real cost savings, while improving the quality of service
and facilities, and widening the opportunity for all sectors
of the community to take part in recreational physical and
health related activity.

Sustained growth will come from new and
re-tendered contracts and new build facilities,
underpinned by levels of service that makes
Places for People Leisure the No 1 quality
operator in this sector.
Its business continues to grow, with five new management
contacts won during the year — two of which were
re-awards won through competitive tender — six contracts
extended, and potentially six more in the pipeline.
It launched a brand new, state-of-the-art leisure centre
in West Bromwich, with two more due to open in 2016 in
Hinckley and Wyre Forest, each with an exceptional range
of facilities, and all designed and built by Places for People
Leisure and its construction partners.

No.1

Quality operator in local authority sector
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28m

Visits annually to our leisure centres

Innovation and engagement
Other initiatives during the year included the exclusive use
of Swimtag®, 222 Sports’ unique web-driven swim data
wristband, in all Places for People Leisure centre pools,
along with other innovative programmes promoting
swimming, such as Swimazing™ and Swim4Health™.
Also launched was a special programme for two to four
year-olds, designed to build motivation and create pathways
into a wide range of leisure centre activities, which has
already engaged hundreds of children at a time when
there is limited provision for the under-fives.
Internally, the business’ Rising Stars Management
Development Programme produced another 20 graduates,
with a current total of 63% of all graduates now working
in senior operational roles across the leisure portfolio.

Good for business. Good for health and wellbeing
Looking forward, with around 70% of all local authority
leisure facility management outsourced, growth will continue
to come from new and increasingly, from re-tendered
contracts, and also, with facilities averaging 30 years old or
more, from new build projects, delivered in public-private
partnerships and as part of regeneration schemes.
In the coming year, Places for People Leisure will be rolling
out additional Places Gyms; seeking more effective ways to
invest in facilities, systems and staff, using its commercial
skills to grow attendance and income, and its purchasing
power to reduce costs.
It will also be exploring opportunities to work with other
Group companies, as it already does with Places for People
Individual Support in providing joint wellbeing programmes,
as well as aiming longer term to deliver leisure services as
an important element of wider Places for People
placemaking projects.

Places for People Leisure provides a solid
platform on which to build strategic relationships
with local authorities across the UK to find new
ways to increase the scale and reach of the
services we offer them.
The objective always is to continue to pursue its Health and
Wellbeing Strategy, aiming to increase participation, enhance
the customer experience, improve still further the quality of
service provision, and strengthen its position as the sector’s
employer and leisure management partner of choice.
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Construction and development
After the recent acquisitions of Allenbuild and ZeroC,
Places for People is now among the top 25 housebuilders
in the UK and one of very few housing associations to have
an in-house construction capability.
Together with Places for People Developments — our
development management organisation — these two
businesses have significantly strengthened our end-to-end
offer and will enable us to capitalise on the synergies
between the three organisations.
The Group is providing financial support to help each
of them complete their current projects and attract new
business, and through ZeroC’s work and our joint ventures
with Urban Splash (see page 25), we will work on the
development of custom build housing in response to
growing market demand.
The best evidence suggests that longer term affordability in
the housing market and meeting housing needs projections
would require 250,000 new homes a year in England alone,
and this figure was last achieved in 1977.
According to the latest Department for Communities and
Local Government (DCLG) statistics, annual housing starts
totalled 137,010 in the 12 months to December 2014, up by
10% on the previous year. So there remains substantial
unmet need and major opportunities in construction and
development for the foreseeable future.

Places for People Developments
Places for People Developments provides the development
expertise and services needed to achieve the Group’s
ambitions for growth.

To meet current housing needs will require the
building of 250,000 new homes a year in England
alone — a figure that was last achieved in 1977.
It does this by supporting member companies, joint venture
partners, external developers and investors in delivering
new, high quality homes and neighbourhoods across a
range of different tenures. It also aims to enhance the
Group’s placemaking impact on major projects; secure its
investment in existing areas of operation, such as affordable
housing programmes, and contribute to its financial
capacity and commercial effectiveness through new
growth opportunities.
In 2014–15, this has enabled the Group to continue
delivering its pipeline of new homes across all tenures and
markets. 792 were developed or acquired and 1,263 started
on site, with a further 6,000 planned for completion during
the next three years.

792
New homes built
or acquired
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6,000

Homes planned for completion

Affordable homes in England
Our 2011 – 2015 affordable homes programme with the
Homes and Communities Agency (HCA) was delivered in
full, with 265 homes completed.

Affordable homes in Scotland
Places for People is one of the largest developers of new
affordable housing in Scotland and is committed to
delivering 1,000 new homes for Edinburgh (page 44).

These included 14 much-needed family homes for rent
built for Cotman in the village of Old Buckenham, Norfolk.
Another 14, built to Code of Sustainable Homes Level 3,
on a very steep and challenging site in Sheffield, and 34
houses and flats for rent delivered in three phases on
unused land on the Meadows Estate in Hounslow, after
extensive consultation with residents, the latest phases
meeting Sustainable Homes Level 4.

In 2014–15, through our affordable housing programme with
the Scottish Government and the City of Edinburgh Council,
we completed 160 homes.

A bid to continue this programme with the HCA into 2015
– 2018 was successful, resulting in support for 321 new
homes funded entirely through our own resources and
Capital Recycled Grant. We continue to look for further
opportunities to supplement this programme.
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The programme includes work starting on the conversion of
a 1960s office building, Craigievar House, into 44 flats in one
of our key neighbourhood areas; the completion of 54
homes for older people, incorporating dementia-friendly
design features; and the continuance of our award-winning
Twechar regeneration project in East Dunbartonshire, with
55 new homes for sale and rent completed at Roman Fields.

Construction and development
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1,263

New homes started on site

Other significant developments
Other important milestones included the completion of
our first 63 homes on Site 17 at our flagship Brooklands
development, near Milton Keynes (see page 24). Progress
was also made there on our joint venture with Barratt David
Wilson, with planning permission granted for 683 new homes
and the first 27 of a proposed total of 2,074 homes completed.
Planning applications have also been submitted for a further
48 homes on the Brook Furlong site, and building began on
the second Brooklands Farm primary school.
On 10 sites, ranging geographically from Bath and north
east Somerset to Manchester and Bolton, 174 homes were
acquired as part of an agreed purchase of 319 homes in
construction. We acquire these homes as they’re built and
let them on a market rent basis, with Touchstone (see page
49) providing the property management.
In Edinburgh, the second of three phases of our build
programme at Tudsbery Court, Craigmillar was completed,
combining mid-market rentals, for which there is a high
demand, with homes for sale. This is a scheme that helps
first time buyers with our shared equity product, and sales
reservations already exceed over 50%. Work also began on
our pioneering market sale development Urban Eden,
starting the first phase of 84 homes, the concept being to
create a unique sanctuary within the City, using quality
materials and intelligent design.
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Looking forward
In the year ahead, Places for People Developments will
continue developing homes and infrastructure at Brooklands;
progress the next phase of a major project at Marlborough
Park, Swindon; begin construction of 375 mixed tenure
homes at Shrubhill, Edinburgh; start delivery of the new
HCA affordable housing programme in England, looking
to secure additional development opportunities; and
continue with its programme of affordable and market
sale housing in Scotland.

Places for People Developments supports member
companies and partners in delivering high quality
homes and neighbourhoods across a range
of different tenures, contributing to the Group’s
commercial effectiveness by creating new
growth opportunities.
It will also start delivery of the Group’s retirement offering
through our joint ventures (see page 61); provide ongoing
development support for the Group’s placemaking projects,
and Group companies such as Places for People Homes,
Cotman, Castle Rock Edinvar, Places for People Scotland,
Allenbuild and ZeroC, as well other joint venture partners,
investors and developers.
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Allenbuild
Allenbuild is an exciting new member of Places for People,
with an important role to play across the Group and
ambitious plans for growth.
Up until now working predominantly in London and the
South East, the business is a traditional design and build
contractor with a lengthy and impressive track record and
a reputation for delivering new build, refurbishment and
fit-out contracts of extremely high quality.
Allenbuild’s mission is to exceed its clients’ expectations
and it aims to do this through the consistent quality of its
work, by adding value in everything it does, and by working
in a safe, timely and professional manner.
Tellingly, Allenbuild has achieved an average level of 76%
repeat business from previous clients, year-on-year, and all
its sites are registered with the Considerate Constructors
Scheme, promoting good site practice.
It is an accredited Investors in People employer; monitors
and manages the waste and environmental impacts of its
work, and is committed to developing a sustainable
approach to its building methods and supply chain.

Innovation, partnerships and joint ventures
Basing its approach on Building Research Establishment
Environmental Assessment Methodology (BREEAM) and
the Code for Sustainable Homes, Allenbuild is becoming
an increasingly sustainable business and has long been
an innovative one.
Over the years, it has evolved to meet the challenges of a
changing market, from working at one time mainly in the
private sector and on government and listed buildings, to
more recently becoming a leading specialist in delivering
affordable housing through partnerships in the public
sector and with housing associations.
With its comprehensive, high quality skill set and its
experience of partnership working, Allenbuild will continue
to develop its existing business. It will also have a significant
role in identifying and creating opportunities for joint ventures,
promoting cross fertilisation across the Group and with
external partners, and making a major contribution to
our end-to-end offer.

76%

Repeat business for Allenbuild

70

Construction and development

CONSTRUCTION AND DEVELOPMENT

Current and recently awarded projects
2014–15 saw the first stage of the business’ acquisition by
Places for People and has been a period of consolidation,
with Allenbuild developing relationships with other
businesses in the Group and starting to work on its first
Places for People project. This is at Plympton Street,
London NW8, where it is converting what was formerly
the head office of our specialist leasehold property
manager, RMG, into residential apartments.
There were other new business firsts, too. At Newington
Butts in London SE11, Allenbuild is currently engaged in its
first construction project for Dolphin Living, involving the
demolition of existing property, site re-development, and
the creation of 65 1 to 4-bedroomed residential units,
together with retail space.
At Hortensia Road, London SW10, it is working on its first
project with Grainger, constructing a new development of
31 mixed tenure one to four-bedroomed apartments, along
with a retail unit, a single storey basement incorporating
plant, retail back of house and ancillary space, as well as
landscaping and external works.
More recently awarded projects include three interesting
and attractive new developments, two in London and one
in Hertfordshire.
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Expansion and growth
Looking forward, Allenbuild will continue to build on its
relationships and collaborations with other parts of the
Group, and will apply its knowledge and experience to
create external partnerships and joint ventures, providing
design and construction expertise and adding value across
all the Group’s enterprises.
As part of Places for People, its geographical reach will be
expanded, from London and the South and West, to the
north of Scotland. It is also pursuing a managed expansion
of its service provision, and the two things together give it
the potential for a huge range of new opportunities and the
potential for rapid growth.

As well as being a constructor of choice,
Allenbuild will create opportunities for joint
ventures, making a major contribution to
our end-to-end offer.
Just as Allenbuild aims to exceed its clients’ expectations,
it is setting out to achieve and exceed the goals and
objectives of its business plan, seeking to combine growth
with synergies and efficiencies from being part of the Group,
and working to deliver its ultimate aim of doubling the size
of the business.
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ZeroC
ZeroC has been building very high quality homes and mixed
use developments for the past 13 years. It is at the forefront
of sustainable, low carbon development, aiming to build to
a minimum standard of Code for Sustainable Development
Level 4, with a number of new homes being built to Zero
Carbon Code Level 6.
This results in aspirational new homes that are inexpensive
to live in and respect the environment. Its space standards,
for example, mean that its 3-bedroomed houses are
generally the size of a volume builder’s 4-bedroomed house.
ZeroC also has a particular expertise in delivering new
communities for significant landowners across the UK,
including the Homes and Communities Agency (HCA),
the Duchy of Cornwall, and some of the country’s largest
and most innovative private landowners — responsible
organisations and people interested in long-term schemes
with legacy.
The business’ approach is design-led and notable for
listening, understanding and tuning-in to its clients’
requirements. As a consequence, it has become a trusted
developer of choice in its sector, and its work has won more
than a dozen major building awards.
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The right home in the right place
ZeroC is based in Dorchester, but operates nationwide,
with sites ranging from Cornwall to Oxfordshire, through
Yorkshire to the Scottish Highlands, and is equally at home
working with traditional architectural styles as it is with
cutting edge contemporary design.
Many of its award-winning developments are significant
in their particular locations and have been created with a
strong sense of appropriateness and place. They include
RIBA award-winning homes at the watersports Olympic
Village in Portland; 254 sustainable homes built to extremely
high design standards in Chichester, near the Chichester
Festival Theatre, and the first phase of what will eventually
be 600 homes in a new development at Knockroon, in
Cumnock, East Ayrshire, part of the historic Dumfries House
Estate that was rescued by HRH Prince Charles and the
Duchy of Cornwall in 2008.

Construction and development
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Quality beyond the ordinary
Some further examples serve to paint a portrait of the
outstandingly high quality work that ZeroC constructs.
In Poundbury, Dorset, for instance, the business has been
awarded two prestigious contracts for the centrepiece of
the Duchy of Cornwall’s extensive new development there,
Queen Mother Square — one of the finest new squares to
be built in the UK for a generation.
The first, Strathmore House, will create eight apartments.
The second is the outer shell of ‘The Duchess of Cornwall’,
a hotel, restaurant and public house. Both are beautifully
designed in the Palladian style by leading classical
architects, Quinlan & Francis Terry.
Then in Chapelton, a vibrant new town just south of
Aberdeen, designed by the prize-winning US architect
and urban planner Andrés Duany, ZeroC is in the process
of delivering a first phase of 36 residential and four
commercial properties, and plans to start its second
phase of development towards the end of 2015.

Contributing to the Group’s ambitions
With greater funding and resources since joining the Places
for People Group, ZeroC will now be in a position to exploit
new and more expansive land opportunities, both for itself
and across the Group. It already has a strong development
pipeline and with added resource has the potential to more
than double its output to deliver 400-plus units a year.

ZeroC is at the forefront of sustainable,
low carbon development and has a particular
expertise in delivering new communities
for significant landowners across the UK.
With its track record for exceptional quality in both design and
execution, and its entrepreneurial approach, it can only add
to the Group’s reputation for innovation and long-term
commitment, creating fresh and original ways to contribute
to our growth ambitions and enhance people’s ownership
experience.

Much of the design for the new town, which will ultimately
house 8,000 homes, complete with infrastructure, services,
on-site retail and other commercial businesses, combines
contemporary design with local traditional architectural
features, a combination that for ZeroC has become
something of a speciality.
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Environmental sustainability
It is Places for People’s belief that, by acting responsibly,
we can protect the environment and bring real benefits
to our customers, communities and our business.
Our environmental principles are central to running our
business effectively, and we take an analytical approach
to reducing our energy consumption and minimising the
environmental impact of our homes, leisure centres and
offices, and so far as possible, of our supply chain.
We are a green-thinking organisation and every year
invest millions in the research, testing and installation
of low carbon technologies, such as solar photovoltaic
and thermal panels, wind turbines, ground and air
source heat pumps, and biomass boilers.

We are a green-thinking organisation and every
year invest millions in the research, testing and
installation of low carbon technologies.
We are one of the few property management companies
to have achieved ISO 14001 through the development of
an environmental management system, and we work with
leading authorities to bring about change.
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Addressing regulations. Achieving targets
Almost half the UK’s carbon emissions are caused by
buildings, and we have to minimise them if we are to
meet the Government’s long-term goal of reducing
CO2 emissions by 80% by 2050.
The Government’s aim is to achieve zero carbon emissions
from new buildings by the end of the decade, and building
regulations, which require property developers to reduce
emissions, were tightened as of April 2014.
Against this stricter regulatory background, Places for
People is making significant steps forward, meeting the
targets set in our Environmental Action Plan.
During 2014–15, we achieved our Carbon Reduction
Commitment (CRC), expanded our ISO 14001 accreditation
into other parts of the Group, including Places for People
Leisure, and began work on gaining ISO 50001 accreditation,
which will continue in 2015–16.
We have also seen important advances in green products
and services, energy supply, more affordable heating, waste
management, travel and transport, and our supply chain
strategy, as you’ll see on the following pages.
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Places for People Green Services
In 2013, we established Places for People Green Services,
with the aim of developing exciting and original new
business opportunities and investing in innovative products
and services around the green agenda.

Matilda’s Planet
Matilda’s Planet is an environmental solutions company,
based in Port Talbot, committed to making better use of
the energy we harness through two key products: Matilda’s
Blanket and Matilda’s Radiant Heating.

The business is specifically focussing on investments in
the insulation and sustainable heating sectors and has
invested in three companies who are innovators in these
sectors: Viridian Solar, Matilda’s Planet and Boxed Energy.

Matilda’s Blanket, which is a revolutionary insulation system
that can be installed quickly and cleanly, with minimal
disruption, dramatically reducing heat loss in solid-wall
housing and reducing energy bills by 30–40%. And Matilda’s
Radiant Heating, which is a unique, energy efficient, radiant
heating system currently in testing, that can use up to 45%
less energy than a conventional convection based system.

Viridian Solar
Viridian Solar, based in Papworth, is a leading UK
manufacturer of solar photovoltaic and thermal panels, and
has recently launched a new thermal heat store called the
POD. This works with existing heating systems and hugely
simplifies the installation of solar heating — particularly
thermal systems — heating water with energy supplied
by the panels and feeding it into existing hot water cylinders
or combi-boilers.

ISO 14001

Accreditation extended to Places for People Leisure
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£5m
Funding from Green
Investment Bank

Boxed Energy
Boxed Energy is a joint venture between Places for People
and Fontenergy Construction Services, which delivers and
finances reliable, ‘one-stop shop’, retrofit boiler solutions
for social and commercial landlords, using a unique energy
performance contract (EPC) model, to provide new and
highly efficient gas, biomass and combined heat and power
(CHP) heating systems, funded by an external energy
service company (ESCO).
This results in cost, resource, operational, maintenance
and administrative savings for landlords and better, more
cost effective heating for residents.

A unique contract model and a unique opportunity
In March 2015, the UK Green Investment Bank (GIB) and
Equitix announced a commitment to fund a £5 million
sheltered housing boiler replacement project — GIB’s first
investment in the UK social housing sector — which will see
the installation of energy efficient heating systems in up to
28 Places for People developments.
These include seven completed installations in a pilot
scheme in the North West, and with each development
consisting of between 38 and 50 homes, the completed
project could benefit as many 1,100 homes.

We are increasingly making use of more
energy efficient technologies and innovating
in our supply strategies to help reduce the
Group’s impacts and costs, and also to help
our customers heat their homes more cost
effectively.
Highly efficient biomass and gas boiler systems will be fitted
externally, to minimise disruption and once operational, the
boiler systems will be sold to Boxed Esco Services, which
will manage and maintain the equipment, selling the heat
generated to Places for People, under a 20-year energy
performance contract.
The arrangement will provide Places for People with
cost-effective, energy efficient technology that substantially
reduces energy consumption, while avoiding the capital
costs and operational burden of the installation.
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£7.3m
Invested in energy efficiency
improvements to our homes

Places for People Energy
The long term rising trend in energy costs impacts both
the Group’s operations and the personal and economic
wellbeing of our customers. It is as a consequence of this
that we decided to become an energy supplier.

Places for People Energy’s brand values are centred on
being a not-for-dividend provider and its overall objective
is to establish itself as a profitable energy supply company
within three years, aiming to supply over 100,000 domestic
and 5,000 industrial and commercial customers.

Energy prices have increased by 24% in the last four years
according to the regulator Ofgem, while many commentators
point to the increasing numbers of households faced with
a stark choice between heating and eating.

Its domestic service went live in the summer of 2015, offering
value for money, simple tariffs, an open, honest and fair
approach, and great customer service. Its industrial and
commercial service will also launch in 2015, brining valuable
economies of scale to our public sector clients and supply
chain partners.

During 2014–15, we established Places for People Energy
— an energy supply business supplying both the domestic
and the industrial and commercial markets — and during
the year, began the supplier registration process and
started to develop the systems to enable us to provide
a cost-effective, customer-centred service.
The Places for People Group currently spends over £13.5
million a year on energy, and supplying our own will deliver
significant savings. If all our sites are supplied by Places for
People Energy, it is estimated that we will save in excess
of £0.5 million a year in energy and brokerage costs.
Customers and non-Places for People domestic customers
using Places for People Energy could potentially each save
£200 a year.
The business will also be able to supply gas and electricity
to the Group’s employees, as well as customers — offering
them access to the Group’s buying power and substantial
savings against the tariffs offered by the Big Six.
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The year also saw an exciting development in Scotland,
where the Group became a founding member of ‘Our Power’,
a unique social enterprise developed in collaboration with
other Scottish housing associations and local authorities,
to tackle fuel poverty amongst its customers and residents.
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2,873
Tonnes of waste diverted
from landfill

Affordable warmth
To help our customers stay warm affordably, in 2014–15,
we invested more than £7.3 million in improving the energy
efficiency of 2,750 homes by adding insulation, new boilers
and fitting airtight windows. This is one of the largest
commitments of any UK housing provider.
Through our Green Services procurement framework
we also completed a multimillion pound Asset Investment
and Improvement programme across existing stock in
Springbank, Hull, successfully increasing the energy
efficiency of customers’ homes.

‘Our house is now much warmer and cosier.
We’re saving nearly £30 a month on our energy
costs and we’re not worried about the winter
anymore. We know we’ll be able to keep our
home warm and our bills won’t be high.’
Internal and external wall insulation has been installed,
old windows and doors replaced, and new energy-efficient
boilers fitted.
Customers are already commenting on the positive impact
of the works — higher temperatures and reductions in
energy bills of as much as 50% — and the Group’s money
advice team is providing an energy and utility advocacy
service — offering free, independent advice to customers
to help them to access best value.
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Waste management
Waste management is a core part of our environmental
strategy, and we are committed to keep improving it.
Following a comprehensive audit of all Group companies
— including over 46 site visits — a strategy and waste
action plan was developed and implemented during
2014–15. This has resulted in a number of key advances:

In 2014–15, we have managed to recycle
94% of our waste, and this equates to 2,873
tonnes of waste not going to landfill.
• The Environmental Sustainability team are working very 		
closely with Group Purchasing to ensure a streamlined 		
approach to environmental compliance.
• We implemented Environmental and Quality Management
Systems (ISO14001 & ISO9001) in our Property 		
Maintenance Division, Gas team and within Places
for People Individual Support.
• All contracts due for re-tender now undergo a thorough 		
investigation in terms of current and future environmental
legislation, and Group Purchasing are advised accordingly.
• Our Environmental Management Advisor is involved in 		
marking all pre-qualification questionnaires (PQQs) and 		
tenders, to ensure that any future suppliers are able to 		
work collaboratively with the Group to help mitigate our 		
environmental impacts.
• We are also developing an IT services procurement 		
framework, which will give us greater control of 		
environmental compliance and waste management,
and better value for money on IT waste removal.
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Travel and transport
Following a green fleet review in 2014–15, we established a
new Fleet Continuous Improvement Working Group, which
has so far achieved the following very positive outcomes:

We’re making fewer journeys — more by train,
fewer by car — and are committed to building
a more energy efficient, low carbon fleet.
• We have seen a decrease in our corporate business 		
mileage by 445,253 miles thanks to smarter travel choices.
• The increased use of video conferencing has saved 		
2,142,502 business miles and 621 tonnes of CO2, also 		
gaining us 279,352 extra working hours.
• Using trains instead of cars has made further savings,
with 11,092 train journeys saving 385 tonnes of CO2 		
compared to the same journeys travelled by car.

• A new more environmentally friendly commuting strategy
has been introduced at our Preston offices.
• We have established ‘pay exchange’ to help staff get 		
preferential deals on cars and encourage us all to run 		
lower CO2 vehicles.
• We are committed to creating a more energy efficient 		
commercial fleet, introducing new vehicles, with features
such as speed restrictors, telematics, fuel economy 		
packs, and stop/start technology.
• Analysis of the whole life costs of the vehicle requirement
for 2014 over 4 years or 70,000 miles indicate that total 		
savings of £550,784 can be achieved. New vehicles 		
proposed by Ford have lower fuel consumption than
the outgoing models, saving an estimated £287,628
over the same period and mileage.

• We have a car sharing website in place at
www.placesforpeople.liftshare.com

621 tonnes
Of CO2 saved by video conferencing
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ENVIRONMENTAL SUSTAINABILITY

445,253
Decrease in business mileage

Managing the impact of our supply chain
One of the key challenges in improving the environmental
sustainability of our business is to do all we can to ensure
that the Group’s environmental and social commitments are
reflected in the policies and management systems of all our
suppliers and their individual supply chains.
Our procurement process is designed to make sure that
suppliers are selected not just on price, but on their
environmental culture and track record. Each supplier is
required to submit its own environmental and corporate
responsibility policies, and details of their environmental
management systems and targets.
One of our key initiatives has been to improve our
understanding of sustainability in our supply chain — the
more we understand it, the better we are able to continue
improving it while, at the same time, minimising the effort
involved in accomplishing this.

The platform has helped us collate energy use, carbon
emissions, waste and water footprints, and allows us to
calculate the proportional impact of our suppliers’ usage in
relation to the goods, works or services they provide us with.

Sustainability of the supply chain is always
a challenge, but we now have systems in
place to enable us to meet our supply
chain objectives.
In future, this data will enable us to select our suppliers
based on their impact, and the baseline data we are
collecting through this process will form the basis of
new supply chain objectives and the development of
an improved sustainable supply chain strategy.

To streamline our internal process and make things easier
for our suppliers, we have trialled the use of an online
platform for managing sustainability information, which can
be used to fulfil multiple information requests with minimal
time and effort.
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People
At Places for People, we are proud of our diverse and
dedicated workforce, who are committed to our SPIRIT
values and help us to make a positive contribution to society.
Fundamental to our approach is providing exceptional
services by removing barriers to information and inclusion,
and we do this by employing and developing highly skilled
staff who are supported to provide outstanding customer
service, tailored to individual needs.
Promoting equality and inclusion
Our Recruitment Advisors assist us in attracting people
from the widest possible pool of applicants and, in areas
where we need to do more to attract staff from different
backgrounds, we are taking positive action.

Equality and diversity objectives are promoted across the
business, through communications like diversity newsletters
and a diversity events calendar; through diversity health
checks to examine how well we are doing and share ideas
and innovation, and by acting on staff and customers’ ideas
for improvements.
We also work collaboratively, with contractors and other
partners to promote equality and diversity, and our work in
these areas is reinforced by compliance with human rights
and equality legislation and our own code of conduct,
which focusses on high ethical standards.

Places for People has Positive about Disability and other
accreditations, and is always careful to communicate with
people in the most appropriate ways — for example, in plain
English and in community languages, Braille, and British
Sign Language.
We take a lead in developing best practice and play
a strategic role in national policy by serving on the Homes
and Communities Agency’s Equality and Diversity Advisory
Board, the Housing Diversity Network’s Board, and as
members of the Chartered Institute of Housing Equality
and Diversity Advisory Group.

6,622

Average full-time equivalent staff
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Our Equality Champions
In 2014–15, we strengthened our Employee Equality
Champions network, which shares good practice and
organises diversity focussed activities with customers
and colleagues.
Our Champions meet three times a year and have had a
positive influence on new policies and practice, and during
the past year, have organised a Saudi day and Polish weeks
to learn about different cultures, and a memory walk to raise
awareness of Alzheimer’s disease.

Enhancing our workforce
We appreciate that our ability to deliver for our customers
and the success of our business depends on the quality,
skills and experience of our people, and it is only by
ensuring that everyone has the opportunity to grow
personally and professionally and reach their full potential,
that can we make sure that we’ll continue to provide our
customers with the best possible services. Over the
following pages you can read about some of the ways
that we set out to achieve this.

Diversity Advisory Panel
Our customer-led Diversity Advisory Panel also continues
to add value by influencing our business and by contributing
to our annual customer conference.

Places for People takes great pride in the
diversity and dedication of our people and strives
to give each employee every opportunity for
personal and professional development.
The increasing diversity in our communities creates both
opportunities and challenges. The Advisory Panel helps
us address them. We have many examples of working with
different communities to share and celebrate differences
and build strong neighbourhoods, and this includes dealing
with change and helping promote citizenship and inclusion
through our work with customers and schools.

229

Apprentices joined the Group
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Developing leadership
During 2014–15, 389 senior and middle managers took
part in the Group’s Talent Management and Succession
Planning Programme. As a result, 55 were selected to take
up further development opportunities to support them in
furthering their careers both within the Group and in the
wider sector. These included secondments to higher
management roles and the chance to progress their ideas
through the New Ideas Project Board, sponsored by the
Executive Team.
The Programme is now being rolled out to all Places for
People employees to support their career development and,
as part of this, we’ve been working across the Group to
develop ‘People Frameworks’, which focus on six key areas:
leadership, culture, performance, career development,
strategy, and reward and recognition. The delivery of these
frameworks will be led by senior managers to support the
ongoing development and retention of talented people.
The continuous development of our frontline staff is crucial
to the organisation. In 2014–15, 64 Neighbourhood Officers
completed their Level 3 Certificate in Housing Practice, and
12 Local Account Managers completed their Institute of
Commercial Management (ICM) Diploma in Debt Collection,
with 40 more due to complete it in 2015–16.
A further 10 managers completed the Emerging Leader
programme, accredited by the Chartered Management
Institute (CMI) at Level 5, and 72 frontline and middle
managers completed the Developing Manager programme,
accredited by the CMI at Level 3.
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Growing our own
Places for People strongly believes in creating opportunities
for young people and has a long track record of doing so.
We recognise the talent, ideas and enthusiasm that young
people can bring to our business, and every year, we recruit
new apprentices through our Growing Our Own Programme.

Our people are our greatest asset. We want to
make the most of the talent we have now and
provide the training and resources to grow our
leaders of the future.
For us, providing apprenticeships is not just about giving
people jobs, but about building the foundations of a
successful career. Our apprenticeships do this, while
helping us fill skill gaps and develop specialist knowledge.
In 2014–15, 229 apprentices joined Places for People, and
we aim to increase this number by a further 10% in 2015–16.
2015 will also see the launch of our new, paid Work
Experience Programme for 18–24 year-olds who are not
in education, employment or training. The Programme is
designed to give them their first step onto the career ladder
by equipping them with the skills and experience they need
to secure a permanent role with us or with other employers.

85

People

15%

Of vacancies filled from
the recruitment talent bank
Recruitment and talent bank
Our people are not only the Group’s greatest asset, but
one of its biggest investments. So sourcing and attracting
talented people is the most effective way of making sure
of the best possible return.
Our recruitment system allows candidates to set up job
alerts to notify them when suitable vacancies occur. This
enables us to engage more closely with talent in the market
and helps us grow our database, so that we can proactively
source candidates, reducing time to hire, reliance on
agencies and costly advertising.
In 2014–15, vacancies filled from the talent bank increased
to 15%, and use of the bank has been steadily increasing,
resulting in significant cost savings.
Supporting managers
Since 2012, over 162 managers have attended recruitment
workshops covering the full end-to-end recruitment process
to help give them confidence that they are selecting the best
talent, and ensure that the candidate journey is consistent
throughout the organisation.
We use this platform to support managers on the
importance of getting it right, the cost of getting it wrong,
and the key role that they play in promoting our employer
brand and attracting the best people.
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Engaged and empowered
We recognise the vital importance of having an engaged
workforce. Engaged employees are happier and more
productive, creating a wholly better experience for
themselves, our business and our customers. So we make
every effort to engage staff fully in working towards our vision.
After the results of our annual staff survey are published,
each team produces an improvement plan. Over 145 plans
were created in 2014–15, along with numerous people
frameworks developed to support the directors in making
positive changes, including job shadowing, celebrating
success events and regional engagement sessions.
We have a dedicated Engagement and Wellbeing Advisor,
who provides guidance and support to teams delivering
engagement initiatives, such as our local Better Place to
Work Groups.
The advisor also provides consultancy to senior managers
and stakeholders to deliver engagement and wellbeing
programmes in support of our SPIRIT values, and leads
and manages employee engagement surveys, develops
wellbeing strategies, raises awareness of employee
programmes and benefits, and evaluates the performance
of our Engagement Programme.

People
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Recognising achievement
We expect our staff to work hard and show commitment
to the work we do in our neighbourhoods and communities,
and the quality of the services we provide to our customers.
So when people ‘go the extra mile’ and deliver truly
exceptional service, we think it matters that they get the
credit they deserve and recognition as ambassadors of
our business.
The Places for People Star Awards have been running
for nearly 10 years. They are focussed around our SPIRIT
values, and are awarded to staff who have been nominated
by their peers for their dedication to their job and leading
by example.
A record number of individuals and teams — more than 500
— from across the Group were nominated for a Star Award
in 2014–15. All nominated employees received a gift voucher
to reward the difference they’ve made to customers and
colleagues, and the 11 final award winners each received
funding for additional training and development
at our annual Star Awards event.

“ Places for People has had another fantastic year 		
across all our Group companies. We’ve been able 		
to make a real difference to society and the 		
communities where we work. We couldn’t have 		
achieved this without the commitment, expertise 		
and hard work of all of our employees. The Star 		
Awards are one of many ways that we recognise 		
and say thank you for the contribution that 		
colleagues make to the business and our customers, 		
and are part of our continuing commitment to
being an outstanding employer.”
David Cowans, Places for People Chief Executive

300

People attended this
year’s Star Awards
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Investors in People Gold
This year, once again, Places for People retained its
Investors in People Gold accreditation, putting us in the top
7% of accredited companies in the UK, and the assessor
made particular note of the following:
• The collective pride apparent when talking to colleagues.
• Continuous learning and development opportunities.
• Opportunities for supported career progression.
• High levels of commitment from colleagues.
• Staff involvement in corporate responsibility activities.
Gold accreditation helps us demonstrate, both internally
and externally, that we are strongly committed to developing
our people and sustaining high standards of performance,
and the assessment showed that our SPIRIT values are
deeply embedded in everything we do.

“ By offering people careers rather than jobs… 		
Places for People has built up a staff of motivated 		
people who are committed to the company’s 		
mission to create sustainable neighbourhoods. 		
Using skills gap analysis, talent management and 		
succession planning, the company has developed 		
its staff and sourced the right people to cope with
constant change and cuts in public spending. 		
Communicating with staff is top of the 			
management team’s agenda and, consequently, 		
the firm has seen a giant-sized leap in staff 		
engagement of 10% over the past year.”
Chair of the Judges, 2014 Best Business Awards

We were also recognised in 2014 for our ongoing commitment
to people and development winning ‘Best Employer’ at the
Best Business Awards.

Gold

Investors in People
accreditation retained
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14,221
Visits to our employee
benefit website

Wellbeing and benefits
Another Investors in People award we won this year was
their Good Practice Health and Wellbeing Award, given
to the highest performing workplaces for the quality of their
wellbeing provision, with the support of the Department
of Health.
As a business, we are absolutely committed to the wellbeing
of our people and want them to feel valued and rewarded.
To this end we provide staff with a range of benefits.
Our benefits website houses all the Group’s benefits in one
place and provides genuine deals and offers that can’t be
found elsewhere.

Since our benefits site was launched in the summer of 2013,
there have been 14,221 visits. Offers have been taken up by
employees to the value of £736,518, and since 2014, each
employee now receives a personal reward statement that
shows both their pay and the value of their benefits.
The new wellbeing services are widely used and effective
engagement means that our employees are getting the
support they need to stay healthy, keep working and
increase the chances of returning to work quickly should
they fall ill.

In 2014–15, we added new wellbeing benefits to the site,
including Best Doctors — a service giving access to world
class medical experts — health monitoring, such as free
cholesterol and heart checks, and gym memberships
through Places for People Leisure. We also offer a free,
confidential 24-hour advice and counselling service to
all employees.
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49%

Reduction in accidents

FirstCare
FirstCare is another service we’ve established to support
the wellbeing of employees, help managers manage
absences in their teams more efficiently, and reduce
the cost of absences for the business as a whole.

As a business, we are absolutely committed to
the wellbeing, health and safety of our employees
and want everyone to feel recognised, valued
and rewarded.
In 2014, after a successful pilot, managers received tailored
training and the service was rolled out to 2,700 employees,
providing confidential medical advice and support from
registered general nurses, 24 hours a day, seven days
a week.
FirstCare is able to capture and report any absences to
the relevant line manager in real time. Absences due
to muscular-skeletal and mental health issues are flagged
and prioritised for early intervention and welfare visits, and
staff can be supported back to work more effectively.

Health and safety
A big part of our commitment to looking after the wellbeing
of our people centres around their health and safety at
work. We take this very seriously and have a robust health
and safety management system in place to ensure we can
effectively manage health and safety performance across
the business.
In the last 12 months, across the Group, a number of
business areas have achieved the ultimate goal of zero
reportable accidents. As part of the drive towards zero
reportable accidents, more than 150 managers attended
health, safety and wellbeing workshops this year, and over
500 property maintenance staff took part in a Behavioural
Safety Programme. This included a ‘safety climate’ survey
and behavioural safety workshops for all staff, and training
in leadership and behavioural safety inspection techniques
for managers and supervisors.
The Programme was very successful and is already
showing tangible benefits, both in terms of reducing
accidents and improving levels of engagement and
leadership. Following the roll out of the programme there
has been a 49% reduction in the total number of accidents
and 64% reduction in the number of RIDDOR reportable
accidents.
This year, the Group’s Health and Safety team successfully
achieved accreditation to deliver Institution of Occupational
Safety and Health (IOSH) accredited management training,
and work is underway to standardise health and safety
standards across the whole of the expanded Places for
People business.
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Volunteering
As well as the socially positive work our staff do
professionally, many also do charitable and voluntary
work. We run a staff volunteering scheme, where eligible
employees can use up to two days’ annual leave or
flexi-leave to volunteer and the Group matches it.
Over 60 employees have taken part this year, volunteering
in the community for a total of 385 hours, and to quote just
a single example, four members of staff have taken part
in the Mosaic Primary Mentoring Programme for Girls
and Mothers, an enormously valuable programme which
supports girls and their mums in looking towards future
career opportunities.

The World Corporate Games
In 2014, the Group also took part in its third Corporate
Games, with more than 215 employees competing in 18
different sporting activities. We won numerous medals and
finished 10th out of 81 companies. Staff reported that the
benefits of taking part included building team spirit and
relationships with colleagues, supporting health and
wellbeing, and increasing job satisfaction.

“ My first year doing the Corporate Games 			
and loved every minute of it! Was great to 			
meet different people from the company
as Places for People Leisure is fairly new
to the Group. It opened my eyes to see how
big Places for People is and how great all
the members of staff are. Can’t wait for
next year!”
Paul Harpham, Places for People Leisure

385

Hours of staff volunteering
in the community

Annual Review 2014 –15

91

92

SOCIETY

Society
Places for People provides a range of services that sit at
the heart of our communities. We aim to make a positive
difference and work with others to create a fairer society
and sustainable neighbourhoods. We do this in a variety
of ways that aim to make a real contribution to people’s
wellbeing, quality of life and life chances.

The role of the arts
It is widely recognised that the arts have an important role
to play in improving people’s health and wellbeing, and
Places for People is keen to support the arts and people’s
engagement with them. A project run by the South Tyneside
Homelessness Consortium is a good example.

Healthy living
We manage 113 local authority leisure facilities for 32
authorities, as well as two community gyms. These
award-winning facilities are very popular and valuable
additions to their local communities which help promote
healthy lifestyles and wellbeing, attracting 28 million visits
a year and 138,000 paying members, helping a lot of
people stay fit and healthy.

The Consortium is a coalition, with Places for People,
The South Tyneside Churches Key Project and Depaul UK
working together to deliver better services and an integrated
pathway of support to young people in South Tyneside at
risk of homelessness.

The numbers from the last year are very impressive with
53,000 children a year learning to swim, and 22,000 visiting
the pools we manage every week during term-time, 1,800
new lifeguards trained, both from our own staff and around
40% from the community. 450 new first aiders trained,
with around 10% from local businesses and voluntary
organisations. Defibrillators were installed in every one of
our leisure centres and around 600 people trained to use
them and save lives.

Recently, it ran a photography project in South Shields
that saw young parents, some deemed to be at risk of
homelessness and social exclusion, create picture perfect
moments with their children. Eight parents took part in
workshops to explore different photography techniques,
including the use of digital and compact cameras, and how
to get the best from the cameras on their mobile phones.

53,000

Children a year learning to swim with us
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£864,000
Secured for community projects in Scotland

Creating support networks
At the end of the project, which was joint-funded by Places
for People and the North East Fund for the Arts, they were
given framed pictures and canvas prints. The project was
enthusiastically received and socially very positive.
Participating parent, Rebecca Hanks, said: “The photography
project has taught me how to take much better pictures of
my son. It was great that the project included spending time
and doing fun activities with my little boy. We both really
enjoyed it and I hope there’s another project like this one
very soon.”
Claire Bailey, Places for People Services Manager, concluded
that: “This project has been a valuable way for us to engage
and support a group of young people and their children.
Reaction to it has been overwhelmingly positive. It’s given
our group the opportunity to bond with their children and
develop a thriving support network with the group’s
other members.”

At Places for People, we run our business with the
aim of helping build a better, fairer society that in
communities and neighbourhoods across the UK,
cares for the health and wellbeing of its people.

REALL and partners
During the year, we continued our successful partnership
with Real Equity for All (REALL) — formerly known as
Homeless International — an organisation which supports
international partner organisations to build houses to
improve the lives of slum dwellers and find lasting solutions
for urban poverty.
We have also continued to support two REALL partner
organisations, the National Cooperative Housing Union
(NACHU) in Kenya and the Ansaar Management Company
(AMC) in Pakistan, with a view to supporting these
organisations more in the future.
Through Castle Rock Edinvar, we sponsored REALL to take
exhibition space at the Chartered Institute of Housing (CIH)
conference in Scotland, in March 2015, which gave REALL
the chance to promote their new brand and raise awareness
of their work to the Scottish housing market. Colleagues
from Castle Rock Edinvar also attended to explain their
involvement to delegates.
Staff fundraising
Places for People match money raised by our staff who
carry out fundraising activities for causes they are passionate
about, as well as encouraging them to donate money
to charity via Payroll Giving.
Money has been raised through events such as Red Nose
Day, regular dress down days, challenge events, sports
activities, charity auctions, and collections through staff
forums. In 2014–15, over £60,000 was raised by staff for
charitable causes.
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Sponsorship by the Group
The business also sponsors a range of initiatives which
support our commitment to creating opportunities and
supporting communities.
For instance, we are a founding sponsor of the British
Citizen Awards, which celebrate UK citizens doing
extraordinary work within their communities who might
otherwise have gone unrecognised. The awards were
created to run in parallel with the Queen’s Honours system
and celebrate people who are committed to having a
positive impact on society. Winners are recognised for their
meaningful contributions that make life better for others.
Sponsorship by businesses
As well as the Group sponsorships, many of the different
businesses that are part of the Places for People family
support sponsorships of their own across the UK.
For example, in East Sussex, Places for People Homes
sponsored new kit for Eastbourne Town Youth Under
15s football team, while in Buckinghamshire, Touchstone
sponsors Bletchley Juniors FC, the Tornadoes.
Allenbuild sponsors The Dreamer’s annual charity golf day
where all proceeds are given to The Dreamer’s, a charity
that helps terminally ill children, which Allenbuild has
supported for more than 20 years.

Community investment
Places for People works with communities to secure
economic and social investment that goes beyond our
neighbourhood planning that the Group does as part
of its business.

As an organisation that prides itself on supporting
communities to reach their full potential, we are
proud to sponsor the British Citizen Awards, which
recognise individuals who improve the lives of so
many people around them.
Our partnership working with schools continues to develop,
from our Community Champions local citizenship programme
and joint projects covering science and arts education, to
performances for residents in supported and sheltered
housing schemes.
In Scotland, Castle Rock Edinvar supports communities
and community organisations and, in 2014–15, secured
£864,000 for a range of new and innovative projects.
Castle Rock has also given £8,000 to 11 organisations
through its community grant initiative.

Allenbuild’s Health and Safety Advisor, Dennis Jones,
is Secretary of Wandgas FC Football for All, in Worcester
Park, Surrey, which run teams for boys, girls, men and
women aged between 8 and 24 with disabilities and
special educational needs.
Currently, there are over 40 players and the funding that
Allenbuild provides has helped the club purchase kit and
equipment, enabling teams to enter tournaments and
progress from just training to playing competitive games.
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Promoting enterprise
The Group is supporting the next generation of social
businesses through the Big Issue Invest Corporate Social
Venturing (CSV) Programme.
We’re working alongside partners, Barclays, Experian,
First Ark, Fusion 21 and the University of Northampton to
support start-ups that put social value at the heart of their
enterprise. Early stage social businesses can apply to the
Programme for investment capital of up to £50,000,
as well as vital business mentoring support.

Across the Group and in all our enterprises and
activities, Places for People aims to create
opportunities collaboratively through partnerships.
As a key partner and member of the investment panel,
Places for People is working to identify the most promising
social entrepreneurs and providing mentoring and help to
shortlisted applicants through our own Talent Investment
Programme.
In Scotland, Castle Rock Edinvar has been working with
Edinburgh University Students Union to support Scotland’s
first student housing co-operative, which has been able to
lease 24 student flats at Wright’s Houses to provide more
affordable housing for young people in the city.

1,088

Helping young people
Places for People has always recognised the importance
of young people to our communities: they are our future
customers and colleagues and play a key role in our
neighbourhoods.
We know that some young people face real challenges.
They may be struggling academically, feeling disengaged
or have low aspirations. So, to address some of these
issues, we have developed a young people strategy, the
ultimate aim of which is to give young people opportunities
to help them maximise their potential as responsible,
economically active citizens.
Different projects have provided them with the chance to
participate in learning programmes about health, community
cohesion, employment, enterprise and the media, as well
as weekly youth clubs and outdoor activities, such as sport,
gardening, bushcraft and structured play.
Young people’s views are important in helping us shape
our neighbourhoods and services, and develop and fund
new projects and activities.

Young people helped to sustain tenancies
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4,500

Young people took part in projects

Increasing opportunity
Providing opportunities that help young people succeed
in making the transition to independent living remains a key
theme, and through Places for People Individual Support,
our Money Advice Team and the Big Lottery funded
‘Improving Financial Confidence’ project, we are leading
the way through partnerships in target local authorities
across the country.
The expansion of the Group has brought new opportunities
and a feature of this year’s programme has been the
Touchstone Fund, developed by Places for People
Neighbourhoods and the Touchstone Charity Committee,
which provided funding support for new and innovative
young people’s projects (see page 33).

Young people’s views are important in helping
us shape our neighbourhoods and services,
and develop and fund new projects and activities.
For our young customers, we are delivering a variety of
approaches to help them to sustain their tenancies, and
our new pre-tenancy qualification will ensure that young
people living in supported housing have a recognised
qualification that will give them the skills and confidence
to manage their own tenancies in future.
A wider range of activities
In 2014–15, we delivered an increased range of activities,
with young people in 37 neighbourhoods benefiting from
new projects, including local citizenship, personal wellbeing,
educational and positive activity programmes.

Supporting older people
Another key concern in our neighbourhoods and
communities is providing much needed support for older
people. Our aim is to create supportive environments
where older people can feel safe, secure and happy,
able to continue leading independent and active lives,
and participate in their local community.
We firmly believe that reliance on health and social care
can be reduced by introducing new models of housing
specifically designed to meet the changing needs of older
people in their homes, their environment and their
neighbourhoods.
For instance, Places for People Scotland Care & Support
worked with the Dementia Services Development Centre at
the University of Stirling to consider the design implications
of providing for the particular needs of people who may
develop dementia.
Based on this work, the interiors of their Fortune Place
homes in Moredun, Edinburgh, are designed to help allay
confusion and anxieties, making the best use of street
views, natural light and recognisable features, and we
envisage pursuing many more innovative projects of this
kind in the coming years.

We want to create supportive environments
where people of all ages can live active,
independent, healthy and fulfilling lives, and
realise some of their dreams and aspirations.

During the year, more than 620 young people participated
in 86 consultation exercises or events. Over 4,500 young
people took part in 171 projects and we’ve worked with
11 different schools. 748 young people received personal
support in our specialist housing schemes and we’ve
helped over 970 young people sustain their tenancies.
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DRIVING FINANCIAL
PERFORMANCE
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Facts and figures
HOUSING

Total housing stock owned or managed

140,882

General social rent

42,073

Market rent

23,282

Rental management

57,660

Housing for older people

3,680

Supported housing

1,583

Leased housing under 100%

4,630

Leased housing freehold only

5,870

Staff housing
Housing owned but managed by another body

CARE AND SUPPORT

Total number of care and support customers

106
1,998

6,698

Older people

3,265

Learning disabilities and mental health needs

1,205

Floating support
Homeless families or individuals

315
1,118

Young people at risk

381

Physical or sensory disabilities

116

Women at risk of domestic violence

164

Other

134

DEVELOPMENTS
Tenure of new properties

(%)

Affordable rent

63.9

Affordable sale

17.9

Market rent

0.5

Market sale

17.7

100

Total turnover £550.6 million

(%)

Social lettings activities

44

Leisure facilities management

21

Other non social housing activities

16

Property development and sales activity

16

Other social housing activities

FACTS AND FIGURES

TURNOVER

3

CUSTOMER SATISFACTION
Satisfaction with overall services
Very satisfied or satisfied

(%)
67

Neither satisfied or dissatisfied

12

Dissatisfied or very dissatisfied

21

EMPLOYEES

Average full-time equivalent staff
Housing management and maintenance

6,622
1,728

Care and support

720		

Central support and administration

613

Development
Leisure

ETHNIC BACKGROUND
Of employees

111
3,450

(%)

EMPLOYEE GENDER
		

(%)

White

59

Male

40

Undisclosed

31

Female

60

BME

10
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Group consolidated highlights
GROUP CONSOLIDATED HIGHLIGHTS

Five Year Summary for the year ending 31 March 2015

2015

2014

2013

2012

2011

550,552
235,568
125,683
30,389
166,710

485,416
228,963
113,761
28,228
160,675

380,086
220,418
97,774
17,071
132,026

369,457
209,493
96,213
17,390
120,641

339,608
201,765
80,326
16,526
101,800

3,056,914
105,309
79,313
1,238,591
1,596,478
1,719,799
280,577

3,038,226
167,234
75,003
1,236,526
1,590,606
1,628,760
285,038

3,318,997
182,262
81,207
1,301,724
1,795,586
1,770,805
248,602

3,122,272
95,452
95,990
1,296,764
1,627,992
1,604,171
248,346

3,060,463
99,862
90,595
1,312,135
1,560,355
1,604,330
248,806

140,882

144,120

81,556

61,978

62,034

5.5%

5.8%

4.5%

4.7%

4.9%

£2,464
£5,927

£2,347
£6,217

£2,114
£5,376

£1,727
£5,390

£1,657
£5,539

Interest cover before depreciation
(profit before charging depreciation and interest payable,
divided by net interest payable)

1.6

1.6

1.5

1.4

1.5

Interest cover after depreciation
(profit after charging depreciation but before interest
payable, divided by net interest payable)

1.3

1.3

1.2

1.2

1.2

Liquidity
(current assets divided by current liabilities excluding
short term bank loans)

2.2

1.8

2.0

2.4

3.3

55.0%

51.8%

52.0%

49.9%

51.1%

Group profit and loss account (£’000)
Total Group turnover
Net rents receivable from social housing lettings
Operating profit before interest
Profit on ordinary activities before taxation
EBITDA
Group balance sheet (£’000)
Tangible fixed assets
Investment in new housing properties during the year
Total expenditure on repairs and improvements
Social Housing Grant and other capital grants
Tangible assets net of all grants and depreciation
Loans
Reserves
Accommodation figures
Total housing stock owned or managed
Group statistics
Profit on ordinary activities before taxation excluding
exceptional items as % of turnover
Operating profit on social housing activity before interest
and exceptionals per social housing unit owned or managed
Total reserves per social housing unit owned or managed

Gearing
(total loans less current asset investments as % of tangible
fixed assets)

These figures have been extracted and calculated from current and prior years’ audited Group financial statements.
The profit before taxation of £30.4m (2014: £28.2m) has been achieved after charging depreciation on housing properties
of £22.7m (2014: £16.9m).
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Consolidated profit and loss account
For the year ending 31 March 2015

2014
£'000

Group and share of joint ventures turnover
Less: share of joint ventures turnover

558,992
(8,440)

485,416
—

Group turnover

550,552

485,416

Cost of sales
Operating costs

(83,834)
(341,035)

(54,446)
(317,209 )

Operating profit before interest
Share of operating loss on joint ventures
Profit on sale of fixed assets
Interest receivable and similar income
Interest payable and similar charges

125,683
(448)
4,841
8,511
(108,198)

113,761
(55)
8,956
587
(95,021)

30,389
1,435

28,228
(698)

31,824

27,530

411

—

32,235

27,530

Profit on ordinary activities before taxation
Taxation
Profit on ordinary activities after taxation

Loss attributable to minority interests
Profit attributable to members of the parent company
All amounts relate to continuing operations.
There is no difference between the profit on ordinary activities after taxation and the profit
for the year, and their historical cost equivalents.
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CONSOLIDATED PROFIT AND LOSS ACCOUNT

2015

£'000

Consolidated balance sheet
CONSOLIDATED BALANCE SHEET

As at 31 March 2015

2015
£’000

£’000
Fixed assets
Intangible fixed assets
Goodwill
Housing properties — depreciated cost
Less: Social Housing Grant
Other capital grants

Fixed asset investments
Fixed assets — Equity loans
HomeBuy loan
HomeBuy grant
Other associated liabilities

(1,193,455)
(38,369)

84,793
2,739,465

Creditors: amounts falling due within one year

1,507,641
233,363

1,515,620
164,843

145,467
(70,504)
(29,706)

166,995
(79,793)
(35,507)
45,257

51,695

88,837

74,986

1,959,891

1,871,188

7,044

7,886

219,925
74,614
37,462
12,815

171,657
52,197
55,541
28,565

344,816
(212,087)

307,960
(203,847)

Total assets less current liabilities

Provision for joint ventures
Share of gross assets
Share of gross liabilities

132,729

104,113

2,099,664

1,983,187

1,770,330
1,066

1,667,937
1,331
1,771,396

(50,800)
51,585

1,669,268
(164)
181

785
47,716

Pension liability

17
28,864

Capital and reserves
Revenue reserves excluding pension liability
Pension liability

328,109
(47,716)

313,734
(28,864)

Revenue reserves including pension liability
Restricted reserve

280,393
184

284,870
168

Total capital and reserves
Minority interests

280,577
(810)

285,038
—

2,099,664

1,983,187

The Group’s Financial Statements for the year ending 31 March 2015 are available at www.placesforpeople.co.uk
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64,044
2,745,379

(1,229,759)

Net current assets
Creditors: amounts falling due after more than one year
Provisions for liabilities and charges

(1,190,805)
(38,954)

2014
£’000

(1,231,824)

Other fixed assets
Non current assets
Debtors: amounts falling due after one year
Current assets
Stock
Debtors: amounts falling due within one year
Investments
Cash at bank and in hand

£’000

GOVERNANCE

Governance
Board membership and purpose
The Places for People Group Board comprises the
non-executive Group Chairman, five executive directors
and seven non-executive directors. All have diverse
backgrounds in industry and public life, and share a
strong commitment to applying their expertise, skills and
experience to ensure that Places for People’s business
is sound. All the non-executive directors are independent
of management.
The Group Board meets at least five times a year to direct
overall strategy and take key financial and business
decisions. Given the complex nature of the Group’s
business, members of the Board also meet in standing
committees or working parties to examine specific areas
of operation. The standing committees are: the Nominations
& Governance Committee, the Remuneration Committee
and the Audit & Risk Committee.
Nominations & Governance Committee
The Nominations & Governance Committee makes
recommendations to the Group Board on the recruitment
and selection of Group Board members, and approves
recommendations for appointments to the boards of
Group subsidiaries.
Board renewal is important for good governance and Group
Board members are subject to re-election at intervals of
approximately three years. They may serve for a maximum
of 10 years.
The Committee also reviews the Group’s governance
arrangements and makes recommendations to the Board
on any changes required.
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Remuneration Committee
The Remuneration Committee determines and agrees the
reward policy for the remuneration of the executive and
non-executive directors.
Audit & Risk Committee
The executive directors are responsible for maintaining and
reviewing the Group’s systems of internal controls. The Audit
& Risk Committee is responsible to the Board, and oversees,
reviews and monitors the Group’s application of accounting
policies and standards, the appointment and remuneration
of the external auditors, the resources and work programme
of the Business Assurance function, the risk management
framework, and the adequacy of internal control.
Subsidiary boards
Places for People subsidiaries have governance
arrangements appropriate to their size and field of activity.
All of those governance arrangements feed into the
Group’s overall governance structure.
The main operating subsidiaries — Castle Rock Edinvar
Housing Association, Cotman Housing Association,
Touchstone Corporate Property Services, Residential
Management Group, Girlings Retirement Rentals, Places
for People Leisure, Allenbuild and ZeroC — all have their
own boards, consisting of non-executive and/or executive
directors, but always including members of the Group Board.
Further information about Places for People’s governance
arrangements can be found in the Group’s Financial
Statements, which are available at
www.placesforpeople.co.uk
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Non-executive board members
Chris Phillips, Group Chairman
Chris was Managing Director of PB
Securities, the UK subsidiary of
Prudential Bache, for three years,
before joining Lombard Odier as the
Managing Director of its London
broking business. He then joined
Colliers International and after heading
its residential consultancy business, became
the first Managing Director of Colliers Capital (UK).
Chris has chaired a number of companies listed in the UK
and Germany, and is currently non-executive Chairman of
Hadleigh Waymoth, an independent advisory and fund
management business, and London & Newcastle, a leading
London-based mixed-use property development company.
Chris joined the Places for People Group Board in 2006 and
was a senior independent director from 2008. He became
Chairman in 2010.

Bharat Shah
Bharat is Chairman of the boards
of Nijjar Holdings, Smart-Sal,
Alderbrooke Executive Search and
West Bromwich Building Society
Staff Retirement Scheme. He has
been a business consultant and senior
executive mentor since 2002. He was
previously Chairman of the Sure Group
(long-term property maintenance), and of the
Picdar Group (digital asset management), both private equity
backed business, Deputy Chairman of the Audit Commission,
a non-executive Director of the West Bromwich Building
Society, and a Trustee of the Paul Strickland Scanner Centre.
Bharat trained as a chartered accountant, worked for
Eastman Kodak for 27 years, rising from shop floor to the
most senior executive position outside the United States as
Chief Executive Officer of Eamer Kodak Consumer Imaging
and Vice President, Eastman Kodak, and subsequently
became Vice President of Singer, responsible for Europe,
Africa, Middle East and Asia. Bharat joined the Places for
People Group Board in 2010.
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Ehsan Mani
Ehsan has been involved in real
estate projects and investments
in the UK for many years. He is a
member of the Board of Trustees
of Shaukat Khanum Memorial
Trust, which runs a cancer hospital
in Pakistan and other charities in
Pakistan and the UK, and is a
consultant to Cricket Boards and other
organisations on cricket-related matters around the world.
A chartered accountant by training and past President of the
International Cricket Council, he was a member of the
Pakistan Government’s Prime Minister’s Inspection
Commission and of the Advisory Body of the Task Force for
Human Development. He was also a non-executive Director
and acting Chief Executive of United National Bank; a
non-executive director of United Trust Bank until retiring in
2013, and continues to be a director of its parent company
UTB Partners. Ehsan joined the Places for People Group
Board in 2008.

Joe Seet
Joe Seet is a Chartered
Accountant with over 30 years’
experience in specialist
accounting, regulatory
compliance, tax planning,
investment funds, banking,
financial services and corporate
governance. His career spans treasury,
wholesale and investment banking in senior
finance roles with Chemical Bank, the National Bank
of Kuwait, ScotiaMcLeod and Donaldson, and Lufkin
& Jenrette. He was a Partner in the investment firms,
Beaumont Capital and Sunningdale Capital, and Senior
Partner of the Sigma Partnership, a well-regarded business
advisory and compliance accounting firm.
Joe is also a professional investor, entrepreneur, financial
advisor, expert advisor on corporate governance and
regulatory matters, an accredited mediator specialising
in professional partnership disputes, and a member of the
Taxation Committee of the London Society of Chartered
Accountants. He joined the Places for People Group
Board in 2011.

She also spent 10 years as a Partner with BDO Stoy
Hayward, where she specialised in international real estate
transactions. Lynette joined the Places for People Group
Board in 2011.

NON-EXECUTIVE BOARD MEMBERS

Lynette Lackey
A Chartered Accountant with over
20 years’ experience in real estate
finance, corporate reporting and
financial management, Lynette is
also a Director of the London
Chamber of Commerce and Industry,
a Trustee of Landaid, and past UK Chair
of National Women in Property Association.

Doctor Cathy Garner
With over 25 years’ experience,
Cathy is an expert in innovation,
specialising in innovation in cities
and communities, with a
research and policy background
in social housing, urban
regeneration and the links between
universities and business. She is
currently Director of the Work Foundation,
an Advisory Board Member of Lancaster University
Management School, a member of the Standing Selection
Committee for the National Centres of Excellence of Canada,
a Trustee of the Council on Health Research and
Development, a Fellow of the Royal Statistical Society
and of the Royal Society of Arts.
She was previously Director of Housing Management and
Research at the Housing Corporation and Head of Innovation
at Scottish Homes; she served on the Strategic Advisory
Board for Intellectual Property and was a member of the
Cabinet Office Innovators’ Council. In 2002, she founded an
international charity addressing the health needs of the
global poor, for which she still writes and volunteers. Cathy
joined the Places for People Group Board in 2011.

Jon Lloyd
Jon is a Fellow of the Royal Institution
of Chartered Surveyors and has over
36 years’ experience in property
development, investment and asset
management. His career has
included roles as Chief Executive of
UK Coal, Head of Group Property for
HBOS, Managing Director of the Northern
Region of DTZ international property advisers,
and Managing Director of Yorkshire Water Estates.

Nigel Hopkins
Nigel is Director of Resources
for the Confederation of British
Industries and a trustee of
Instructus, the UK’s largest
provider, registration and
certification authority for
apprenticeships, having previously
had a wide ranging international career,
living and working in the UK, Europe and
the USA.

Currently, he is a non-executive director of the Wrightington,
Wigan and Leigh NHS Foundation Trust; Chairman of Reform
Energy, an alternative energy development and generation
company, has his own property and energy consulting
business, Winksley Consulting, and until recently, was a
non-executive director of Tilfen Land, a property investment
and development company based in London. Outside his
business interests, Jon supports the charities The Prince’s
Trust and Help For Heroes. He joined the Places for People
Group Board in 2012.

He is a qualified accountant and has held senior
management positions with Fiat, Laporte, Burmah Castrol,
United Technologies, Coopers & Lybrand, Ernst & Young
and, most recently, Remploy, where he was Finance and
Strategy Director at a time when the company was being
transformed from one that was exclusively an employer of
disabled people in a diverse range of industries, to one that
placed 15,000 disabled and disadvantaged people into
work each year. Nigel joined the Places for People Group
Board in 2013.
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Executive board members

David Cowans
Group Chief Executive
David has over 30 years’ experience
of housing, urban regeneration, mixed
tenure and mixed use development,
property and financial management,
having led strategic change in both
large and small organisations.
He has an MBA from Birmingham
University and is a Chartered Director
of the Institute of Directors, a Fellow
of the Royal Institute of Chartered
Surveyors, a Chartered Member of
the Institute of Housing, a Member
of The Institute of Residential Property
Management, and a Fellow of the
Royal Society of Arts.
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Simran Soin
Group Finance Director
Simran is a Chartered Management
Accountant with over 20 years’
experience of financial management.
Before joining Places for People in
2003, he held various senior finance
positions in the chemicals sector for
Courtaulds, ICI and INEOS, in the UK,
the USA and the Far East.

David Shaw
Group Director, Development
David has more than 30 years’
experience in the development
industry. He has worked mainly in
the private sector, where he was
Regional Managing Director of a large
national housebuilder, involved in the
speculative housing market,
regeneration and construction.

Simran has previously been both
Group Financial Controller and
Financial Resources Director for
the Places for People Group.

During this time, he was responsible
for numerous major mixed-use
regeneration projects, particularly in
Birmingham and the West Midlands.
David’s professional qualifications
include a BSc in design and a diploma
in town planning.

EXECUTIVE BOARD MEMBERS

Mary Parsons
Group Director, Placemaking
and Regeneration
Mary has over 20 years’ experience
in the development, construction and
regeneration industry, working across
the private, registered provider and
consultancy sectors. She has been
involved in some of the largest housingled regeneration programmes in the UK.
Previously, she worked in the
consultancy business, specialising
in public/private sector partnerships
and housing market renewal, and also
worked in the private sector on
large-scale, mixed-tenure developments.
Mary is a Trustee of the Town &
Country Planning Association and
joined Places for People in 2004,
becoming Group Business
Development Director in 2010.
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Kieran Keane
Group Director, Operations
With more than 30 years’ experience in
finance, risk assurance and operations
management, Kieran has played a
number of roles in the Group, most
recently as Chief Operating Officer.
Kieran is a Fellow of the Chartered
Association of Certified Accountants,
and before joining the Group, was a
senior manager with Anglian Water.

Chris Martin
Group Company Secretary and
Legal Services Director
Chris is a solicitor with over 25 years’
experience of legal practice and joined
Places for People in 2008.
Previously, he worked in private practice
for 10 years, in a City law firm and as a
partner in a US legal practice, and then
in general counsel roles in UK and
international businesses, in a number
of different industry sectors.
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Group structure

Places for People Group Limited
Non Asset Holding
Registered Number
3777037
Date of Incorporation
20.05.1999

VENTURES

Places for People
Neighbourhoods
Registered Number
1284754
Date of Incorporation
03.11.1976

Places for People
Homes Limited
Main Asset Holding Subsidiary
Registered Number
19447R
Date of Incorporation
14.05.1970

Registered Office
80 Cheapside
London EC2V 6EE

110

Places for People
Individual Support Limited

Places for People
Developments Limited

Places for People
Ventures Limited

Registered Number
20014R
Date of Incorporation
11.11.1971

Registered Number
4086030
Date of Incorporation
09.10.2000

Registered Number
08740397
Date of Incorporation
21.10.2013

Cotman Housing
Association Limited

Castle Rock Edinvar
Housing Association Limited

Touchstone Corporate
Property Services Limited

Registered Number
19473R
Date of Incorporation
10.06.1970

Registered Number 1767R(S)
Date of Incorporation
21.07.1973

Registered Number
04695692
Date of Incorporation
12.03.2003

Places for People
Scotland Limited

Places for People Scotland
Care and Support Limited

Girlings Retirement
Rentals Limited

Registered Number
SC278428
Date of Incorporation
14.01.2005

Registered Number
SC120135
Date of Incorporation
14.09.1989

Registered Number
02876260
Date of Incorporation
29.11.1993

GROUP STRUCTURE

Places for People
Capital Markets plc

Places for People
Treasury Limited

Places for People
Financial Services Limited

Places for People
Landscapes Limited

Places for People
Green Services Limited

Registered Number
07623063
Date of Incorporation
05.05.2011

Registered Number
09272235
Date of Incorporation
06.01.2015

Registered Number
5555828
Date of Incorporation
07.09.2005

Registered Number
1991227
Date of Incorporation
19.02.1986

Registered Number
08322706
Date of Incorporation
07.12.2012

RETIREMENT

Places for People
Leisure Management Limited

Residential
Management Group Limited

Registered Number
2585598
Date of Incorporation
25.02.1991

Registered Number
1513643
Date of Incorporation
21.08.1980

Allenbuild Limited
Registered Number
01248351
Date of Incorporation
10.03.1976

Places for People
Retirement Limited

Places for People
Energy Limited

Places for People
International Limited

Registered Number
09375790
Date of Incorporation
06.01.2015

Registered Number
08994981
Date of Incorporation
14.04.2014

Registered Number
08151660
Date of Incorporation
20.07.2012

ZeroC Group
(2008) Limited
Registered Number
07465675
Date of Incorporation
09.12.2010

This chart depicts the Group’s principal
subsidiaries and interests. It does not include
every Group entity.
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Places for People
80 Cheapside
London EC2V 6EE
Tel. 020 7429 0400
www.placesforpeople.co.uk
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